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I. REQUEST/PROPOSAL DESCRIPTION 
A. Request

The applicant requests Design Review approval to demolish 2,878 square feet of 
commercial buildings on two parcels, and construct five 3-story townhomes.  The 
existing one-story buildings on site were originally built as single-family residences and 
will be demolished.  Other site improvements include site landscaping, required 
utilities, street frontage improvements and an internal private roadway.  

B. Site Design
The project site is located just north of the intersection SE 11th Street and Bellevue 
Way, and consists of two parcels addressed as 1020 and 1026 Bellevue Way SE.  The 
existing single family structures were constructed in the 1950s.  Over the years the 
residential use was discontinued, the houses are now vacant.  The site was rezoned to 
a Multifamily Residential district (R-10) in 1996.  This proposal will demolish the two 
existing buildings currently on two separate parcels.  A Boundary Line Adjustment is 
required to combine the two parcels into one parcel/project limit. Refer to Section X.A 
for Condition of Approval regarding Boundary Line Adjustment. 

Site Plan

    N
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The project site is generally rectangular, and slopes gently down to the west with an 
approximately 8% grade from east to west, After the two parcels are combined the 
subject site will measure approximately 194 feet from east to west and 143 north to 
south.  

All vehicles will enter the site from Bellevue Way SE.  The new drive aisle will serve 
each townhome directly and will be addressed as SE 10th Lane.  There will be three 
homes on the north side of this access driveway and two homes on the south side.  
Individual garages attached for each townhome be served by SE 10th Lane.  All solid 
waste recycling and yard waste servicing will be provided from this internal roadway.  
Two guest parking stalls are proposed central to the site, adjacent to a large open 
space area for residents of the development.   Refer to Conditions of Approval 
regarding Parking Area and Signage in Sections X.D of this report

The site lies within a single-family Transition Area Design District, which requires a 30-
foot structure setback from the adjacent single-family zoned parcel to the east.  A 
robust landscaping plan is proposed for all sides of the property.  Six evergreen trees 
and one deciduous significant tree (7 total) are to be retained within the 20-foot 
landscaping buffer along the east property line.  One dying, diseased madrone tree will 
be removed from this buffer.  A new 5-foot planting strip between the curb and 
sidewalk will be provided along Bellevue Way SE and a new 8 foot sidewalk will be 
constructed.   An additional 10-foot wide landscaped buffer will also be provided 
between the new sidewalk and the new homes.  

C. Building Design

The proposed project incorporates several features to help reinforce the Northwest 
style and characteristics found in current residential development.  A simple mix of 
exterior materials, large areas of glazing, and pitched roof forms will be utilized.  The 
exterior materials will primarily consist of Hardi panel, lap siding and wood grained 
long board.  Large windows with dark frames will contrast with the dark and light color 
scheme and blend with the wood toned accents.  The homes are consistent with the 
bulk and scale of the surrounding residential area and the extensive plantings and 
fence details will present a visually appealing streetscape.  The mature trees on the 
east side of the site are retained to buffer the project from the single family residences 
uphill.  The installation of plantings throughout the site will add to the project visually.  

The color and materials samples submitted on 6/15/2020 have been approved. 

Refer to Condition of Approval regarding Building Materials/Details and Color 
Samples in Section X.C of this report.

Design Intent

The design intent for the project is for the structures to have a residential feel 
comparable to that of a detached single family residence.  The materials used and the 
modulations of the structures will mimic the appearance and scale of a Scandinavian 
farmhouse.  The building forms, positions on site and landscaping will allow it to blend 
with the architectural context by correlating to nearby multi-family developments as 
well as the single family residential neighborhoods to the north and east of the site.  A 
fountain and a community gathering area will further contribute to the residential 
ambiance of the project and help buffer the street noise from Bellevue Way SE.  
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Refer to Condition of Approval regarding Project Plans in Section X.A of this 
report.  

Architectural, civil and landscaping plans, and material samples board is available in 
the project file in the Records Room, Development Services Project, City Hall, 450 
110th Ave NE. 

Building Elevations

 
South Elevation

 

West Elevation
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D. Review Process

Design Review
Because the proposal site is adjacent to a single-family land use district, it therefore is 
within a Single-Family Transition Area Design District. Design Review is required per 
Land Use Code (LUC) 20.25B.030 and 20.30F.  The Design Review is a Process II 
decision. Process II is an administrative process. The Director of the Development 
Services Department issues the Design Review and Variance decision. Any appeal of 
any Process II decision is heard and decided upon by the City of Bellevue Hearing 
Examiner. 
Any modification of this Design Review approval prior to building occupancy shall be 
reviewed and approved as a revision to this Design Review per LUC 20.30F.175. Any 
modification of this approval post-occupancy shall be processed as either a new 
application or as a Land Use Exemption.  The applicant shall demonstrate compliance 
with the Land Use Code.  Any modification of the project design must also be reviewed 
for consistency with the design intent as stated in this report.  Conditions of Approval 
for this Design Review run for the life of the project.    
Refer to Condition of Approval regarding Modification to the Design Review 
Plans in Section X.A of this report.   

II. SITE DESCRIPTION, ZONING AND CONTEXT 

A. Site Description
The existing site contains two single-story commercial buildings, a shed, concrete 
walkways and patios, and several unstriped at grade parking stalls.  The buildings 
were originally constructed as a single family residences as is reflected in their size, 
scale and materiality.  Currently, each parcel has its own direct driveway access from 
Bellevue Way SE.   A 6-foot wide sidewalk runs immediately at the back of the curb.  

Vicinity Map

     N  

Project Site
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Site Survey- Existing Condition

B. Zoning
This site is located within the R-10 Multi- Family Residential Land Use District (R-10). 
The subject site was re-zoned from Single Family Residential to Multi-Family 
Residential in 1997. The R-10 land use district allows for attached residential 
dwellings of low density (approximately 10 units per acre). Multi family dwelling uses 
are permitted outright in the R-10 Land Use District. The proposal site is also in the 
Single-Family Transition Design District. 
The site is currently developed with two existing single homes being used as 
commercial buildings.  The proposed use of the site will be multi-family residential 
and will be complementary to the residential development on adjacent properties.  
The design, scale and materials of the proposed structures and the proposed 
landscaped buffers on site will achieve the Transition Area goal of buffering this more 
intense multi-family residential uses from the single-family residential neighborhood 
to the east.

Zoning Map

    N 

Existing property line to 
be removed by BLA

Single Family Transition 
Area (hatched area)

Project Site R-10
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C. Land Use Context    

As stated in Section B above, the sites adjacent to the subject property comprise 
single family residential homes, multi-family residential development, and religious 
services uses.  The property directly to the north of the subject property was re-
developed in 2006 with multi-family townhomes with an overall design similar to this 
proposal.

The following are the adjacent zoning and land uses.  

East: R-4 Single Family Residential, Single Family homes
West: R-4 Single Family Residential, Religious Institution (Pilgrim Lutheran 

Church)
North: R-10 Multi-Family Residential, Multi-Family Townhomes
South: R-10 Multi-Family Residential, Single Family home

III. CONSISTENCY WITH LAND USE CODE AND ZONING:

A. General Provisions of the Land Use Code
1. Use
The site is designated Multi-Family Residential (R-10) in the Southwest Bellevue 
subarea of the Bellevue Comprehensive Plan. Multi-Family units of two to four 
dwelling units per dwelling units per structure are permitted outright in this district. 
2. Dimensional Requirements
The design requirements for the proposal are discussed in Section VII of this report.  
All dimensional and parking requirements are met as described below.

Table 1

Dimensional Requirements
Land Use 
Designation

Multi-Family Residential 
R-10 in Transition Area 

Design District
Item Permitted/Required Proposed Comments/Conditions
Project Site 8,500 SF Minimum 23,702 SF

.54 acres
Meets code.  Boundary Line 
Adjustment required to combine 
two existing lots into one 
lot/project limit.  
Refer to Condition of Approval 
regarding Boundary Line 
Adjustment in Section X.A of 
this report

Building Height
(from AEG)

30 Ft Base
30 Ft with bonuses

29.88 Ft Meets code
LUC 20.25B.040.A.2 and 3
Refer to Conditions of Approval 
regarding Project Plans and 
Mechanical Equipment 
Location in Sections X.A and C 
of this report  

Dwelling Units per 
Acre

10 per acre = 
5.4 units

5 units 
proposed

Meets code
LUC 20.20.010 (8)(a)
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Item Permitted/Required Proposed Comments/Conditions
Lot Coverage by 
Structure

35% = 8295.7 SF 28.3% = 
6,722 SF

Meets code
LUC 20.20.010

Impervious 
Surface Coverage

65% = 15,406 SF 55.7% = 
13,206 SF

Meets code.
LUC 20.20.010.      

Building Setbacks
Front   (Bellevue Way 
SE)
Rear   (East)

Side    (North and 
South)

Distance Between 
Structures

20 Ft

30 Ft

5 Ft (1 side)
15 Ft (total/2 sides)

20 Ft

20 Ft

30 Ft

7.5 Ft - North 
& South

15 Ft (total)

20 Ft

Meets code
LUC 20.20.010 and LUC 
20.25B.040.B
A minimum of 30 feet from the 
property line of the district 
receiving transition.  

A minimum of 20 feet is required 
between primary structures.   

Parking Three + bedroom units 
1.8 per unit = 9 spaces

10 spaces 
provided 

within 
garages

Meets code.  
No compact stalls proposed
2 guest parking spaces are 
provided for the development

Public Sidewalk 
Width

8 Ft 8 Ft Meets code

ROW Street 
Tree/Planting Strip 
Width

5 Ft - between back of 
curb and public sidewalk

Two Norway Maples & 
and one European Ash 
street trees totaling 47 
inches exist within the 

planting strip

5 Ft

Existing trees 
are root 
bound and 
recommended 
for removal by 
Parks.  They 
shall be 
replaced with 
5 Swamp 
White Oak 
trees

Meets code.  

Planting strip to be replanted with 
5 Swamp White Oak trees, as 
specified by Parks, plus 5 shrub 
and grass species totaling an 
additional 181 plantings  

On-Site 
Landscaping – 
Street Frontage 
(Transition)

20 Ft of Type III 
Landscaping measured 

from back of public 
sidewalk

10 feet of 
enhanced 
Type III 

Landscaping

An Alternative Landscaping 
Option approval is required for 
Bellevue Way SE street frontage.
Refer to discussion in Section 
III.B.4.A below and Conditions 
of Approval regarding Final 
Landscape Plan and 
Streetscape Landscaping in 
Section X.B of this report.

On-Site 
Landscaping – 
Interior Property 
Lines

8 Ft Type III landscaping 
along north and south 

property lines

8 Ft Type III 
landscaping

Meets code.  
LUC 20.20.520.G.3
Proposal includes installation of 
11 native trees within the required 
8 foot interior property line 
landscaping.  100% of these trees 
are native species.  Proposal 
includes 100% native shrubs and 
groundcover plantings as well.  
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Item Permitted/Required Proposed Comments/Conditions
On-Site 
Landscaping – 
Transition Buffer

20 Ft along eastern 
property line
Code requires a 
minimum of 5 trees per 
1000 square feet of 
buffer area, of which no 
more than 40% may be 
deciduous.  Shrubs shall 
be at least 42” in height 
at planting, and ground 
cover sufficient to cover 
within 3 years.  

20 Ft along 
eastern 
property line

Meets code.  
LUC 20.25B.040.C.2
Proposal includes 9 new trees 
within the transition buffer.  The 
resulting buffer will contain 16 
native trees, 75% of which will be 
evergreen.  
Proposal includes 358 new shrubs 
within the buffer, 100% of which 
are native species. 
Proposal includes 949 
groundcover plantings, at a 
reduced spacing to ensure 
coverage within 3 years.

Tree Retention 100% of all trees within 
15 feet of the property 

line which do not 
constitute a safety 

hazard shall be retained.

15% of all site interior 
trees.

26 significant trees 
totaling 419 diameter 

inches currently exist on 
site.

8 trees are 
present on 
site within 15 
feet of the 
property line.  
7 trees or 
87% of these 
perimeter 
trees will be 
retained.   

16 significant 
trees are 
present within 
the site 
interior.  3 
trees or 19% 
of these 
interior trees 
will be 
retained.   

One tree within the perimeter is 
proposed for removal.  Tree #7 is 
a large Burgundy Norway Maple 
measuring 26” dbh.  The NW 
corner of Unit E is less than 7 feet 
away from the trunk of this tree.  It 
was deemed to be safer to 
remove this tree now and allow 
replacement plantings.  This is no 
availability to move the structure 
to maintain a safer clearance for 
this tree.  

1 site 10” interior tree was 
designated for removal.  A 
qualified certified arborist 
determined that this 10” tree was 
diseased and structurally 
unsound.  

Meets Code
LUC 20.20.900.G. and 
20.20.520.J.

Recycling and 
Solid Waste

All refuse and recycling 
containers shall be 

contained within 
structures enclosed on 
all four sides and utilize 

lids made of molded 
plastic or other sound 

buffering material

All refuse and 
recycling 
containers will 
be located 
within the 
individual 
units.  
Residents will 
roll 
receptacles 
back into their 
garage after 
servicing.  All 
solid waste 
and recycling 
servicing will 
occur on the 
subject site, 

Applicant has provided written 
documentation from Republic 
Services that on-site servicing is 
feasible.  No 
Refer to Conditions of Approval 
regarding Recycling and Solid 
Waste in Sections X.A of this 
report
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not on or near 
Bellevue Way 
SE. 

B. Transition Area Design District Development Standards and Guidelines
1. Transition Area Design Guidelines 20.25B.040

The proposal is subject to the Transition Area Design guidelines which buffer 
less dense residential land use districts from more intense activities on adjacent, 
higher density parcels.  These guidelines include screening parking areas from 
neighboring properties, architecturally integrated fences, walls, and berms to 
screen ground level views from neighboring properties, and screening refuse and 
recycling containers within the parking area of the structure.  The code 
encourages the maximum retention of existing significant vegetation to soften the 
visual impact of development to adjacent residential uses.  Buildings should be 
clad in materials similar to, or compatible with, materials found on surrounding 
residential uses, and incorporate stepbacks, offsets, deep overhangs and other 
architectural features to help achieve the effect of diminishing the overall bulk 
and scale.  
The intent of the project was to create a development with a residential feel 
comparable to that of a detached single family residence.  The proposal includes 
5 structures which are design in both size and scale to mimic individual single 
family residences.  The exterior materials proposed are compatible with those 
found in NW Contemporary residential development.  The structures are setback 
from the common drive aisles, creating a private driveway, similar to what is seen 
in single family development.  The buildings are articulated to break down the 
bulk and mass of the structure,  and all units include a porch at the front entry.  
Areas immediately adjacent to the structures will be planted with lawns and 
ornamental plantings.  

As conditioned, the proposed design and site layout are similar to developments 
on adjacent R-10 zoned properties.  The three-story buildings with an attached 
garage are compatible in design, scale and materials to many of the surrounding 
multifamily buildings and single family homes.

Transition Area Design District Development Standards

1. Development Standards: The site is located within 300 feet of a single-family land 
use district, and subject to the development standards of the Transition Area Design District 
(LUC 20.25B.040). The proposal must comply with the following standards:

a. Building Height:  The proposed building meets the 30-foot height limit of the 
R-10 land use district in transition, as measured from average existing grade 
around the base of the building to the mid-point of the pitched roof. Refer to 
the dimensional chart in Section III.A.2 above.
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b. Setbacks:  Single-family land use districts lie to the east and west of the proposal 
property.  The 30-foot building setback from a single-family district for this specific 
property is measured from the eastern property line.  The proposal meets this 
requirements.  Refer to the dimensional chart in Section III.A.2 above. 

c. Landscaping, Open Space, and Buffers: The proposed landscaping complies with 
the requirements of LUC 20.20.520. A 20-foot landscape buffer outlined in the  
Transition Area section of the LUC is provided along the eastern property line.  All 
but one tree has been retained within this area.  The proposal includes a substantial 
replanting plan to increase the density and variety of plantings within this area.  

The overall landscape design will be compatible with landscapes found in the 
adjacent single-family neighborhoods.  There will be lawns and ornamental 
plantings near the individual units.  A new planting strip and 8-foot wide sidewalk 
will be added along Bellevue Way SE.  Street trees will be replaced with new, 
more appropriate tree species.  In addition, a new open space is to be created 
interior to the site with benches, a table and a water feature to foster a community 
gathering space.    

An eight-foot wide landscape buffer is required along all interior property lines.  
However, on the north side of the house, the structure setback is only seven and a 
half feet wide.  The applicant has proposed to retain the existing mature laurel 
hedges along the northeastern, eastern and southern property lines and plant ten 
new trees throughout the site to offset this small  six-inch loss of buffer, per the 
Alternative Landscaping Option in LUC 20.20.520.

d. Site Design Standards: The placement of the structures on the lot and the access 
to the garages via one shared driveway are consistent with the patterns found in 
the adjacent single-family neighborhoods.  Site features such as light fixtures are 
integrated into the architectural design. There will be no exterior refuse 
enclosures, carports or storage units.  

e. Mechanical Equipment: Rooftop mechanical equipment is not proposed.  
Ground mounted mechanical equipment shall be screened from view, and not 
placed within required perimeter landscaping or structure setbacks.  

f. Refuse Containers: The refuse and recycling containers will be stored in the 
garages and taken to the interior drive aisle on pick-up days. No collection will 
occur on or near Bellevue Way SE

 
g. Signs: The proposal does not include any signs other than the address numbers 

on the trellis in front of the garages.

2. Site Design Guidelines: The proposal complies with the Site Design Guidelines 
of LUC 20.25B.050.A as follows:

a. Vehicular access: Vehicular access will occur directly off Bellevue Way SE 
via a single entry point.  All units will gain access to their garages via an 
internal drive aisle to be addressed as SE 10th Lane.  
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b. Loading/refuse collections areas: The homeowners will be responsible for 
placing their refuse containers at the end of their individual driveways on 
collection days, and returning them to their garages after collection.  

c. Significant vegetation retention: The existing contains a number of significant 
trees.  The majority of the existing trees to be retained are located within the 
transition buffer on the east side of the site.   38% of the existing diameter 
inches of significant diameter inches are retained by the proposed 
landscaping plan.  The proposed landscaping plan will provide additional 
trees, as well as new shrubs and groundcover, to help soften the visual impact 
of the project on nearby residential uses.

d. Compatibility with surrounding residential development: The site design 
responds to the physical characteristics of the site and its context.  The structures 
will resemble a single-family home in terms of scale, materials and architectural 
design.  Each unit has a two-car garage in keeping with the appearance of a 
standard single family residential home.  Residential-scaled landscaping will 
enhance each unit and provide additional softening and screening of the structure 
from Bellevue Way SE.  

During construction, the applicant will be required to meet all applicable Bellevue 
City Codes and Ordinances, including those that address construction days and 
hours and the use of noise abatement technology, to reduce the construction 
impacts on the surrounding neighborhood. Refer to Conditions of Approval 
regarding Construction Noise Hours and Noise Abatement Technology for 
construction in Section X.A of this report.

3. Building Design Guidelines: As conditioned, the proposed building design complies 
with the Building Design Guidelines (LUC 20.25B.050.B):
a. Exterior Cladding: Proposed exterior materials include horizontal Hardi-

panel, lap siding and wood-grained long board.  The facades will display 
large windows within dark frames to provide a sense of contrast with the 
light and dark color scheme and will incorporate decorative wood trellises. 
All of the proposed materials are appropriate for a residential use and 
compatible with nearby residential development. 

b. Building scale: The proposed building will include offsets, recesses, pitched 
roofs, and divided-lite windows to help break down the overall scale. The 
number and variety of such elements is appropriate for the overall design 
and is consistent with single-family homes in the surrounding 
neighborhoods.

c. Roof form: The proposal includes pitched roofs. This is consistent with the 
overall design of homes throughout the surrounding residential 
neighborhoods. 

d. Communication dishes: The proposal does not include communication 
dishes.

e. Compatibility of materials and colors: The materials and contrasting color scheme 
proposed are compatible with surrounding residential development and the 
natural environment.
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4. Light and Glare
The proposed exterior lighting shall be architecturally compatible with the 
proposed building design. Cut off shields or the equivalent will be required to 
prevent light and glare spillover to offsite properties.

Refer to Condition of Approval regarding Light and Glare in Section X.C of 
this report.

5. Mechanical Equipment Location and Screening
Mechanical equipment will be located at ground level behind the structures, and 
will not be visible to adjacent streets or public sidewalks.  No mechanical 
equipment may be placed within a building setback, required landscaping, or on 
the roof of the proposed structures.  Mechanical equipment shall meet noise 
code requirements of BCC 9.18.030.

Power, telephone, traffic control or other equipment cannot be located in above 
ground cabinets in sidewalk areas.  Such equipment shall be located in 
underground vaults, in the buildings or substantially screened.  

Refer to Condition of Approval regarding Mechanical Equipment Location 
in Section X.A of this report.

6. Landscaping 

a. Landscaped Buffer at East Property Line:
Land Use Code 20.25B.040.C.2 requires a landscaped buffer at least 20 feet 
deep along the interior property line receiving transition.  In the case of this 
project, the eastern property line is the side that requires the transition buffer.  
The LUC requires that tree planting within the buffer be done at a rate of 5 
trees for every 1000 square feet of buffer.  The applicant was able to save all 
but one of the existing significant trees within the buffer.  In addition to saving 
the existing trees, the applicant has provided 9 additional trees within the 
buffer. The applicant has met the buffer requirements of the LUC via this 
combination of new tree plantings and preservation of existing trees. These 
new trees will be 10 feet in height at planting.  The percentage of evergreen 
trees within this buffer will be 75% and all of the trees planted in the buffer 
are native species.  

The tree marked for removal is a Pacific Madrone (Arbutus Menziesii).  The 
tree was inspected by a qualified certified arborist who indicated that this tree 
was heavily diseased with madrone canker and in decline and the failure risk 
in the future will be elevated to “high”.   

The landscaping plan submitted also includes 358 shrubs from 5 native 
species within this transition buffer.  Some of the plantings will be flowering, 
such as Red Flowering Current and Pacific Rhodeoendrum.  One of the 
plantings, Evergreen Huckleberry is edible and will providing foraging 
opportunities for wildlife.  All shrubs will be 42” in height at planting and will 
be installed at a spacing of 36” on center.  The groundcover is also a native 
species and will be planted in a tighter spacing to ensure the ground is 
covered within 3 years.  
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Transition Area Buffer Requirements

Required Proposed Comments / Conditions
Required  Depth:  20 Ft Proposed Depth:  20 Ft
Tree Retention
100% of Significant 
Trees

100% of healthy trees within 
the landscaped buffer are to 
be retained.  

7 existing significant trees are to be 
retained within the east 
landscaping buffer.  1 diseased and 
structurally unsound tree to be 
removed.  Two additional trees to 
be planted within the buffer to 
mitigate for the loss of this tree.  

5 trees per 1000 SF  
(14 trees)
10 ft tall at planting

Minimum 50% 
evergreen

16 trees total
7 Existing trees
9 New trees - 10 Ft tall

75% evergreen plantings 

The landscape buffer will have a  
total of 16 trees  -  9 new trees in 
addition to the existing 7 retained 
significant trees.

42” tall evergreen shrubs 
3 Ft o.c. max

42” tall evergreen shrubs 3 
Ft o.c. max

Meets Code

Living ground cover to 
cover in 3 years

 Living ground cover to 
cover in 3 years

Spacing was tightened to ensure 
coverage within 3 years

b. Alternative Landscape Option (ALO)
The landscaping along the north and south interior property lines meet the 
minimum requirements of Land Use Code section 20.20.520.G.3.   However, due 
to the depth of the lot, and the increased width of the new sidewalk and plantings 
strip on Bellevue Way, as required by Transportation, an Alternative Landscape 
Option was requested to reduce the required 20-foot landscaping depth to 10 
feet along the Bellevue Way SE street frontage.  This also allows the transition 
buffer along the eastern property line to maintain its full depth and better buffer 
adjacent single family residences to the east.  Additionally, this reduction will 
allow for a more efficient site plan for the proposed development.  
The intent of the 20-foot landscaping buffer along the street frontage is intended 
to soften and screen more dense development from lower density development, 
such as single family neighborhoods.  This buffer is required to provide trees, 
shrubs and groundcover with an emphasis on evergreen species over deciduous 
and native species over ornamental species.  Trees are required to be planted at 
a distance of 30 feet on center and at rate of 5 trees for every 1000 square feet 
of buffer.  Standard application of the code would require the installation of 6 
trees within the buffer, the proposed landscaping plan includes 10 trees within 
the reduced buffer, at half the required spacing.  All trees are proposed to be 
between 10 and 12 feet in height at planting providing greater screening more 
quickly.
In addition to the increased number of trees within the buffer, the applicant is 
proposing a wall with horizontal fencing on top to better screen the development 
from neighboring properties on the west side of Bellevue Way SE.  An example 
of the proposed wall and fence below.  As proposed in the landscaping plan, 
there will be 10 feet of shrubs, trees and ground cover in front of this wall.  
Additionally, when combined with the 5-foot wide streetscape planting strip, there 
will be 15 feet of landscaping between Bellevue Way SE and the proposed new 
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wall.

Land Use Code 20.20.420.J indicates a modification to landscaping requirements 
may be approved if the proposed landscaping represents an equal or better 
result than what can be achieved through strict application of the code and it 
complies with the purpose and intent of the landscaping.  An additional criterion 
for approval is if the landscaping better accommodates or improves the existing 
physical condition of the property.  

As discussed above, the proposed landscaping plan is proposing the use of 
additional trees at a tighter spacing.  Additionally, the proposed plan will 
accommodate the development of the site and improve the existing physical 
condition of the property.  The existing conditions at the street frontage of this 
property consist of an aging fence and poorly pruned junipers forming a hedge.  
All but one of the trees on the western property line are severely rootbound, and 
English ivy has overtaken the planting strip and much of the fence.  Streetscape 
landscaping of a similar depth was provided at the property immediately north of 
the subject site.  

The landscaping plan proposed within the streetscape buffer on the western 
property edge includes a predominantly native planting palate, with touches 
seasonal color and flowering shrubs.  Reduction of the streetscape buffer allows 
for better use of the subject site for development and allows for a generously 
sized and planted transition buffer at the eastern property line.  The proposed 
wall and fencing at the back of the buffer will enhance the softening and 
screening aspects of the proposed landscaping.  

The landscaping plan meets the requirements for an Alternative Landscape 
Option by providing a vegetated visual separation of uses intended by Type III 
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landscaping.  Therefore, the Alternative Landscape Option is approved with this 
Design Review.  All landscaping must be installed prior to TCO unless an 
Installation Assurance Device is provided.  A Maintenance Assurance Device will 
be required for a period of 1 year.  Landscaping must be irrigated to ensure 
survival.  

Landscaping Proposed along the Bellevue Way (West) Street Frontage:

Required Proposed Comments / Conditions
20 Ft 10 Ft The street frontage buffer is modified to 

10 feet .A robust landscaping plan is 
provided.   
Decorative block wall and horizontal 
fencing enhances the visual screening 
required of Type III landscaping

5 trees required 
30 feet on center 
6 feet high at planting
Minimum 50% evergreen

10 trees 
15 feet on center
10 -12 feet high at planting
60% evergreen

Standard application of the code 
requires 5 trees.  1 existing tree in the 
street frontage buffer is to be retained, 9 
new trees are to be planted.  The 
average spacing is 15 feet on center 

42” tall evergreen shrubs
3 Ft o.c. max

42” high at planting 
3 Ft o.c.

Meets code

Living ground cover to 
cover in 3 years

12” on center Spacing for groundcover was tightened 
to ensure coverage in 3 years

Refer to Conditions of Approval regarding Final Landscape Plan and 
Streetscape Landscaping and Landscape Installation and/or Maintenance 
Assurance Device in Sections X.B and X.D of this report. 

7. Vesting Status of Land Use Approval
Under Land Use Code 20.40.500, the vested status of the Design Review 
approval shall expire two years from the date of the City’s final decision, unless a 
completed building permit application is filed before the end of the two-year term.  
Upon issuance of a building permit, the vested status of a land use permit or 
approval shall be automatically extended for the life of the project.  

Refer to Condition of Approval regarding the Vesting Status of Land Use 
Approval in Section X.A of this report.

IV.  PUBLIC NOTICE, COMMENT AND REPSONSE.  
Application Date: July 30, 2019
Complete Date: August 22, 2019
Notice of Application Date: September 12, 2019
Bulletin Publication Date: September 3, 2020

To date no written comments were received regarding this proposal, and no members of the 
public attended the public meeting.
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V. SUMMARY OF TECHNICAL REVIEW

A. Land Use
Noise:
As conditioned, short term impacts related to noise generation as a result of the 
construction will be minimized.  Noise related to construction is allowed from 7:00 a.m. to 
6:00 p.m. Monday through Friday and 9:00 a.m. to 6:00 p.m. on Saturday, except for 
Federal holidays and as further defined by the Bellevue City Code.  Exceptions to the 
construction noise hours limitation contained in the Noise Control Code MAY be granted 
pursuant to 9.18.020C.1 when necessary to accommodate construction which cannot be 
undertaken during exempt hours.  Written requests for exemption from the Noise Control 
Code must be submitted two weeks prior to the scheduled onset of extended hour 
construction activity.  Such requests shall include a noise analysis prepared by a noise 
consultant, including recommendations for achieving the noise limitations of the Noise 
ordinance for new construction using best noise abatement technology.  
New residential structures are required to meet the sound levels in accordance with 
BCC9.18.045.B.  Sound attenuation measures shall be incorporated into the site design 
and/or the design and construction plans of the structure which are intended to reduce 
the maximum interior Ldn to 40 dBA or lower for sleeping areas; and 45 dBA or lower for 
nonsleeping areas.  The applicant shall submit documentations from a noise consultant 
that the proposed design will meet code requirements, and verification prior to Certificate 
of Occupancy or Building Final inspection.  

Refer to Conditions of Approval relating to Construction Noise Hours and Use of 
Best Available Noise Abatement Technology in Section X.A, and Conditions 
regarding Sound Attenuation Measures and Verification in Sections X.C and X.D.

B. Utility Code

Utility review has been completed on the preliminary information submitted at the time of 
this application. The review has no implied approvals for water, sewer and storm 
drainage components of the project. A Utility Extension Agreement will be required for 
review and approval of the utility design for sewer, water and storm. The side sewer 
connection will be reviewed, permitted and inspected under separate multifamily side 
sewer permits. Submittal of the Utility Extension will coincide with future clearing and 
grading permit review. Final civil engineering may require changes to the site layout to 
accommodate the utilities. Preliminary storm drainage review was completed under the 
codes and standards in place at the time of this application.  

Refer to Condition of Approval regarding Utilities Conceptual Approval in Section 
X.A of this report.  

Water
Water from the existing 300 Hydraulic Gradient may not provide adequate water 
pressure for the homes. Booster pumps may be needed to serve each home for this 
proposed development.  The City of Bellevue has adequate water available to serve this 
proposed development.  
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Any irrigation lines or services are required to have an approved and certified backflow 
assembly installed as well as provide an Irrigation Water Budget prior to acceptance of 
the installation.

New water services will require a water service application (UC permits). Application 
fees will include permit fees, Regional Capital Facilities Charge and any other applicable 
fees due at the time.
Sewer
A sewer manhole is required at the sewer main connection on Bellevue Way SE.  The 
City of Bellevue has adequate sewer capacity for the proposed development.  UA 
permits will be required for each sanitary side sewer connection including modifications.

C. Clearing and Grading Code

The Clear and Grade reviewer has reviewed the plans and materials submitted for this 
project and has determined that the clearing and grading portion of this land use 
application can be approved. The future Clearing and Grading Permit application for this 
development must comply with the City of Bellevue Clearing and Grading Code (BCC 
23.76).

D. Transportation Department 
Site Access and Loading
The project site is located on the east side of Bellevue Way SE, between SE 10th Street 
and SE 11th Street. In the vicinity of this project, Bellevue Way SE is a four-lane road 
classified as a Major Arterial. The project consists of two existing single-family lots. The 
existing lots have two existing single-family homes which take access from Bellevue 
Way SE via two single-family driveways. There is an existing 6-foot-wide sidewalk, 3-
foot-wide planter strip, and curb & gutter along the Bellevue Way SE frontage. The site is 
bordered by single family homes to the east, north, and south. 
Vehicular access to the proposed five-unit condominium project will be provided via one 
new private street connecting to the east side of Bellevue Way SE, replacing the existing 
driveways. The private road approach must be a minimum of 26-feet-wide, and the 
private street must be a minimum of 20-feet-wide. Pedestrian access to the site will be 
provided via the public sidewalk along Bellevue Way SE. No other access connection to 
city right-of-way is authorized.
All garbage pickup and delivery vehicles must be able to operate on site. No backing into 
the Right-of-Way will be allowed. On-street loading in the Right-of-Way will not be 
allowed.

Refer to Conditions of Approval regarding Provisions for Loading in Section X.A 
of this report.

Street Frontage Improvements

The project site is located on the east side of Bellevue Way SE, between SE 10th Street 
and SE 11th Street. In the vicinity of this project, Bellevue Way SE is a four-lane road 
classified as a Major Arterial. This site has approximately 150 feet of street frontage 
along Bellevue Way SE. There is an existing 6-foot-wide sidewalk, 3-foot-wide planter 
strip, and curb & gutter along the Bellevue Way SE frontage. To meet Bellevue’s current 
codes and standards, street frontage improvements are required. 
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Frontage improvements required by the developer include:
Bellevue Way SE:

1. Installation of a minimum 8-foot-wide concrete sidewalk.
2. Installation of a minimum 5-foot-wide planter strip. The planter strip shall 

include soil preparation, root barrier, street trees, ground cover, and spray 
irrigation form a private metered water source.

3. Installation of new curb and gutter along the street frontage.
4. Installation of a new 26-foot-wide private driveway approach per standard 

drawing SW-170-1.
5. Installation of a minimum 20-foot-wide private street serving the condominium 

units.
6. Street lighting shall meet City of Bellevue’s standards per BCC 14.60.210. An 

AGI analysis will be required to verify that minimum light levels are met. 
7. Sight distance requirements must be met per BCC 14.60.240 at the driveway 

onto Bellevue Way SE.
8. Underground all overhead utilities into the project.

The design of the improvements must conform to the requirements of the Americans 
with Disabilities Act, the Transportation Development Code (BCC 14.60), and the 
provisions of the Transportation Department Design Manual. 
Engineering and construction details must be shown on the civil engineering plans 
submitted to the clearing and grading permit. The engineering plans shall be the 
controlling document on the design of these features; architectural and landscape plans 
must conform to the engineering plans. During construction, city inspectors may require 
additional survey work at any time to confirm proper elevations.  The building grade and 
elevations shall be consistent with the curb and sidewalk grade shown in the approved 
civil engineering plans.  
Refer to Conditions of Approval regarding Civil Engineering Plans and Frontage 
Improvements in Section X.B of this report. 
Comments Relating to Work in the Right of Way
1. A combined street tree and street light plan is required for review and approval prior 

to completion of engineering and landscape plans. The goal is to provide the 
optimum number of street trees while not compromising the light and safety provided 
by streetlights.  Street trees and streetlights must be shown on the same plan sheet 
with the proper separation (generally 25 feet apart) and the proper spacing from 
driveways (ten feet from Point A in standard drawing SW-140-1 or equivalent). 

2. The Americans with Disabilities Act (ADA) requires that sidewalk cross slopes not 
exceed two percent.  The sidewalk cross slope may be less than two percent only if 
the sidewalk has a longitudinal slope sufficient to provide adequate drainage.  
Bellevue’s standard for curb height is six inches, except where curb ramps are 
needed.  The engineering plans must comply with these requirements, and must 
show adequate details, including spot elevations, to confirm compliance.  New curb 
and sidewalk shall be constructed in compliance with these requirements.  Building 
elevations shall be consistent with the required curb and sidewalk elevations.  Spot 
elevations must be included in the building plans in a manner that proves that 
building elevations are designed to correspond to the sidewalk elevations shown in 
the engineering plans, especially at entrances and other key points. Curb and 
sidewalk elevations will not be revised to fit the building, and city inspectors may 
require spot surveys during construction in order to confirm the required elevations. 
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ADA also requires provision of a safe travel path for visually handicapped 
pedestrians. Potential tripping hazards are not allowed in the main pathway. Any 
planter boxes installed in the sidewalk to improve pedestrian sight distance at 
driveways must be designed to reduce the tripping potential and must not extend 
more than two feet into the public sidewalk. Traffic signal controller boxes and 
streetlight contactor cabinets must be located so as not to interfere with the main 
pedestrian path. Buildings shall be designed so that doors do not swing out into the 
pedestrian path. Installation of colored or textured bands to guide pedestrians in the 
direction of travel is advisable, subject to the requirements for non-standard sidewalk 
features. ADA-compliant curb ramps shall be installed where needed, consistent with 
City and WSDOT standard drawings. If such standards cannot be met, then 
deviation from standards must be justified on a Design Justification Form to be filed 
with the Transportation Department.

3. The new landscaping planter strip within the sidewalk along Bellevue Way SE shall 
be irrigated with a private metered water source. Electrical connections for lighting in 
planter strips may be allowed, if installed in compliance with the electrical code and 
subjected to an electrical inspection.  Irrigation devices and electrical components 
shall not create a tripping hazard in the sidewalk.  Installation of the proposed planter 
shall include a spray irrigation system, soil preparation, root barrier and plantings. 
Root barrier and soil preparation are described in Standard Drawings SW-120-1 and 
SW-130-1. Landscaping in the right-of-way shall be maintained by the abutting 
property owner(s) unless maintenance has been accepted by the city.

4. No fixed objects, including fire hydrants, trees, and streetlight poles, are allowed 
within ten feet of a driveway edge, defined as Point A in standard drawing SW-140-1 
or equivalent. Fixed objects are defined as anything with breakaway characteristics 
greater than a four-inch by four-inch wooden post.

5. No new overhead utility lines will be allowed within or across any right of way or 
sidewalk easement, and existing overhead lines must be relocated underground.

6. A private road street name sign is required to be installed. The applicant has the 
option of paying the City to manufacture the street name sign or having one 
manufactured by a private vendor. The applicant is responsible for procuring the sign 
post and hardware and is responsible for installation. The specifics of the street 
name sign will be determined during the clearing and grading permit. 

7. The applicant is required to coordinate mailbox location with the Bellevue Postmaster 
and show the mailbox location on the engineering plans. 

Refer to Condition of Approval regarding to Building and Site Plans for 
Transportation Department, and Street Frontage Improvements and Other 
Transportation Requirements in Section X.C of this report.
Easements
The applicant shall provide sidewalk and utility easements to the City as needed to 
encompass the full required width of any sidewalks located outside the city right of way 
fronting this site along Bellevue Way SE. Any negative impact that this development has 
on existing easements must be mitigated or easements relinquished. 
Refer to Conditions of Approval regarding Existing Easements, and 
Sidewalk/Utility Easements in Section X.C of this report. 
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Use of the Right of Way during construction
Applicants often request use of the right of way and of pedestrian easements for 
materials storage, construction trailers, hauling routes, fencing, barricades, loading and 
unloading and other temporary uses as well as for construction of utilities and street 
improvements. A Right of Way Use Permit for such activities must be acquired prior to 
issuance of any construction permit including demolition permit. Sidewalks may not be 
closed except as specifically allowed by a Right of Way Use Permit. 
Refer to Condition of Approval regarding Right of Way Use Permit Department in 
Section X.B of this report.
Pavement Restoration
The City of Bellevue has established the Trench Restoration Program to provide 
developers with guidance as to the extent of resurfacing required when a street has 
been damaged by trenching or other activities. Under the Trench Restoration Program, 
every street in the City of Bellevue has been examined and placed in one of three 
categories based on the street’s condition and the period of time since it has last been 
resurfaced. These three categories are, “No Street Cuts Permitted,” “Overlay Required,” 
and “Standard Trench Restoration.” Each category has different trench restoration 
requirements associated with it. Damage to the street can be mitigated by placing an 
asphalt overlay well beyond the limits of the trench walls to produce a more durable 
surface without the unsightly piecemeal look that often comes with small strip patching. 
Near this project, Bellevue Way SE has been classified as “Grind/Overlay Required.” 
Should street cuts prove unavoidable or if the street surface is damaged in the 
construction process, a half-street or full-street (depending on the extent of street cuts or 
damage) grind and overlay will be required for a minimum of 50 feet.

Refer to Condition of Approval regarding Pavement Restoration in Section X.D of 
this report.

E. Fire Department
The proposed site plan for this decision generally conforms to Fire Code requirements.  
Fire sprinkler determinations per building will be made upon the building plans submittal. 
IFC 102.5
See Conditions of Approval regarding Fire Access Roads, Detention Vaults and 
Pipes, and Fire Sprinklers in Section X.A of this report.

F. Parks Department

All new street trees and plantings within the streetscape planting strip/right of way are 
required to be planted per the Parks Department Best Management Practices in place at 
time of construction.  The irrigation for the right-of-way plantings shall be on a separate 
meter to allow accessibility for any necessary maintenance work by the City of Bellevue.
Refer to Conditions of Approval regarding the Streetscape Landscaping and Final 
Landscape Plan and Right of Way Irrigation in Section X.B of this report.

VI. CHANGES TO PROPOSAL DUE TO STAFF REVIEW
Changes to the proposal as a result of Staff Review include:

 Modifications were made to the landscaping plan to meet the general and transition 
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landscape requirements as well as the alternative landscaping option requirements 
discussed in Section III.B.6.b of this report.  Native species and additional trees and 
shrubs were added to the plans.  Groundcover spacing was tightened to compensate for 
the slow growth habit of the species proposed.  

 Patios at the rear of the units were modified to be at least 10 feet from the property lines.

 The water feature and community gathering space was modified to provide more seating 
and landscaping.  

 A portion of the structure that intruded into the streetscape landscape buffer was 
modified to be completely outside of the buffer.   

 Modifications to the street frontage improvements to meet Land Use, Parks, and 
Transportation requirements, including but not limited to the provision of an 8-foot wide 
sidewalk and 5-foot wide planting strip.

VII.DECISION CRITERIA

A. DESIGN REVIEW CRITERIA
Per Land Use Code 20.30F.145, the Director may approve or approve with modifications 
an application for Design Review if: 
1. The proposal is consistent with the Comprehensive Plan.

The project is consistent with the Comprehensive Plan Urban Design element and 
Subarea Plan.  The property has been designated Multifamily Residential (R-15) in 
the Southwest Bellevue Subarea.  Specific policies supported by this application 
include:

The following Comprehensive Plan policies support the proposed development:
Housing Policies:  
“Encourage investment in and revitalization of single family and multifamily 
neighborhoods where private investment patterns are not accomplishing this 
objective.”  HO-1
“Promote quality, community friendly single family, multifamily and mixed use 
development through features such as enhanced open space and pedestrian 
connectivity”  HO-2 
Southwest Bellevue Subarea Policies:
“Support the existing land use patterns and densities” S-SW-1
“Retain significant trees adjacent to the Single-family area east of future multifamily 
development along the east side of Bellevue Way between S.E. 10th Street and S.E. 
11th Street” S-SW-9
“Buffer the pedestrian and or bicyclist from vehicular traffic on heavily traveled 
arterials such as Bellevue Way, 112th Avenue SE and Main Street.”  S-SW26
“Encourage the development of consolidated access points to minimize conflict with 
through traffic as properties along the east side of Bellevue Way SE redevelop to 
multifamily residential use.” S-SW28  
“Encourage the design of new multifamily and commercial development along 
Bellevue Way to be compatible with the residential setting”  S-SW-36
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Land Use Policies:
“Encourage new residential development to achieve a substantial portion of the 
maximum density allowed on the net buildable acreage”  LU-6
“Maintain stability and improve the vitality of residential neighborhoods through 
adherence to, and enforcement of, the city’s codes.”  LU-11
“Support neighborhood efforts to maintain and enhance their character and 
appearance” LU-13
“Provide, through land use regulation, the potential for a broad range of housing 
choices to meet the changing needs of the community”  LU-15
“Help communities to maintain their local, distinctive neighborhood character, while 
recognizing that some neighborhoods may evolve.” LU-29
Finding:  This project will provide five dwelling units where two small commercial 
buildings are located.  It is a good example of providing the highest and best use of 
the site that is in keeping with adjacent residential development.  The new buildings 
will reflect the scale, style and materiality of nearby multifamily developments and 
single-family homes.  The landscaping, planting strip and sidewalk provide 
appropriate transition to the more intense Downtown district to the north. 

2. The proposal complies with the applicable requirements of this Code.
Finding:  As conditioned, the proposal complies with applicable requirements of the 
Land Use Code, including but not limited to the following:

 Dimensional Requirements
 Parking/Loading Requirements
 Building and Site Design Requirements
 Use Charts
 Street Tree and Sidewalk Requirements.
 Transition Area Design District Standards and Guidelines  
See Section III of this report for a discussion of applicable code requirements and 
standards and how they are met and Conditions of Approval in Section X.  

3. The proposal addresses all applicable design guidelines or criteria of this 
Code in a manner which fulfills their purpose and intent.
Finding:  As conditioned, the proposal complies with the guidelines and standards 
for the Transition Area Design District as follows;

i. Building Design: 

The project will be utilizing materials similar and compatible with the adjacent 
residential developments.  The building design incorporates stepbacks and the 
footprints are articulated to break down the scale of the structures.  These 
buildings are of a similar size, height and configuration as many single family 
residential structures within Bellevue.  All buildings provide a pitched roof form.  
No communication dishes are proposed for the buildings are proposed, and all 
mechanical equipment will be placed behind the structures screened from public 
view. 

ii. Site Design: 



Milestones Northwest Townhomes 
19-119946-LD
Page 25 of 34

The site has been designed to be compatible with adjacent residential 
development.  Traffic will enter the site from a central access drive off of Bellevue 
Way SE.  All units will be accessed directly from this drive aisle.  Sufficient space 
has been provided for larger vehicles, such as delivery and garbage trucks, to 
perform a 3 point turn on site.  All resident parking will be provided within 
attached garages.  Two on site guest parking spaces will be provided on site.
No refuse enclosures are required as each unit will have its own toter for solid 
waste servicing.  These will be stored within the attached garage for each unit.  
All solid waste and recycling servicing will occur on site.  
The proposal includes a decorative wall and fence at the back of the landscaped 
buffer near the street frontage.  This fencing coordinates well with the 
architectural design of the units.  A similar fence is proposed for side and rear 
property lines as well.  The fencing style is compatible with adjacent properties.  
Robust landscaping will further serve to buffer this multi-family use from adjacent 
residential properties with special attention to the buffering of the development 
from single family properties to the east.

iii. Other: 
All mechanical equipment shall be placed behind the buildings, away from public 
view.  No mechanical equipment shall be located within a required setback, 
landscaping area, or on the roof of the structure.

4. The proposal is compatible with, and responds to, the existing or intended 
character, appearance, and quality of development and physical 
characteristics of the subject property and immediate vicinity.
Finding:  The project meets this criterion.  The structures are of a similar size, scale 
and materiality as adjacent multifamily and single family residential structures.  The 
proposed development reflects the quality of development on adjacent development 
to the north.  

5. The proposal will be served by adequate public facilities including streets, fire 
protection, and utilities.
Finding:  All public utilities and infrastructure are available to or on the site or will be 
constructed/installed with the development.  All City departments have reviewed the 
proposal and required conditions as necessary.  See Section V for Technical 
Review.  

IX. CONCLUSION AND DECISION
After conducting the various administrative reviews associated with this proposal, including 
applicable Land Use consistency, and City Code & Standard compliance reviews, the 
Director does hereby APPROVE WITH CONDITIONS the subject proposal.
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X. CONDITIONS OF APPROVAL
The following conditions are imposed under authority referenced:

COMPLIANCE WITH BELLEVUE CITY CODES AND ORDINANCES:  The applicant shall 
comply with all applicable Bellevue City Codes (BCC) and Ordinances including but not limited to:

Clearing and Grading Code - BCC 23.76 Savina Uzunow, 425-452-7860
suzunow@bellevuewa.gov

Bellevue Development Standards Savina Uzunow, 425-452-7860
suzunow@bellevuewa.gov

Transportation Code - BCC 14.60 Ian Nisbet, 425-452-4851
inisbet@bellevuewa.gov

Trans. Improvement Program - BCC.22.16 Ian Nisbet, 425-452-4851
inisbet@bellevuewa.gov

Right-of-Way Use Permit - BCC 14.30 Tim Stever, 425-452-4294
tstever@bellevuewa.gov

Bellevue Utilities Code - BCC Title 24 Arturo Chi, 425-452-4119
achi@bellevuewa.gov

Construction Codes - BCC Title 23 Lauren Eck, 425-452-6938
leck@bellevuewa.gov

Structural Codes – BCC Title 23 Lauren Eck, 425-452-6938
leck@bellevuewa.gov

Land Use Code - BCC Title 20 Carol Orr, 425-452-2896
corr@bellevuewa.gov

Sign Code - BCC Title 22B Carol Orr, 425-452-2896
corr@bellevuewa.gov

Noise Control - BCC 9.18 Carol Orr, 425-452-2896
corr@bellevuewa.gov

Uniform Fire Code - BCC 23.11 Derek Landis, 425-452-411
dlandis@bellevuewa.gov

A. GENERAL CONDITIONS
The following conditions apply to all phases of development
LAND USE DIVISION CONDITIONS (GENERAL)

1. Modification to the Design Review Plans
Any modification to this approval prior to occupancy shall be reviewed and approved as 
a revision to this Design Review.  Any modification to this approval after occupancy shall 
be reviewed and approved as either a new application or as a Land Use Exemption.  
The applicant shall demonstrate compliance with the Land Use Code in effect at the time 
of issuance of this report.  Any modification of the project design must be reviewed for 
consistency with the design intent as stated in Section I. of this report. Conditions of 
Approval run for the life of the project.
Authority: Land Use Code 20.30F.175
Reviewer: Carol Orr, Land Use
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2. Vesting Status of Land Use Approval
Under Land Use Code 20.40.500, the vested status of the Design Review approval shall 
expire two years from the date of the City’s final decision, unless a completed building 
permit application is filed before the end of the two year term.  Upon issuance of a 
building permit, the vested status of a land use permit or approval shall be automatically 
extended for the life of the project.
Authority: Land Use Code 20.40.500
Reviewer: Carol Orr, Land Use
3. Construction Noise Hours
Noise related to construction is allowed from 7:00 a.m. to 6:00 p.m. Monday through Friday 
and 9:00 a.m. to 6:00 p.m. on Saturday, except for Federal holidays and as further defined 
by the Bellevue City Code.  Exceptions to the construction noise hours limitation contained 
in the Noise Control Code MAY be granted pursuant to 9.18.020C.1 when necessary to 
accommodate construction which cannot be undertaken during exempt hours.  Written 
requests for exemption from the Noise Control Code must be submitted two weeks prior 
to the scheduled onset of extended hour construction activity. Such request shall include 
a noise analysis prepared by a noise consultant, including recommendations for achieving 
the noise limitations of the Noise Ordinance for new residential construction using best 
noise abatement technology.
Authority: Bellevue City Code 9.18.020, 9.18.040
Reviewer: Carol Orr, Land Use
4. Use of Best Available Noise Abatement Technology
The use of best available noise abatement technology consistent with feasibility is required 
during construction to mitigate construction noise impacts to surrounding uses.
Authority: Bellevue City Code 9.18.020F
Reviewer: Carol Orr, Land Use
5. Project Plans
The project is subject to the civil, architectural and landscaping plans submitted with the 
Design Review (attached to this staff report) as submitted on 6/15/2020.  
Authority: Land Use Code 20.30.F
Reviewer: Carol Orr, Land Use
6. Recycling and Solid Waste

Solid waste, recycling and yard waste toter will be serviced on site, at the end of the 
driveway for each unit.  Totes shall be returned to the garage, or a screened area, the 
same day as servicing and shall at no time block the public sidewalk.  No solid waste, 
recycling and yard waste toters will be allowed to be placed on Bellevue Way.
Authority: Land Use Code 20.20.820
Reviewer:  Carol Orr, Land Use

UTILITY DEPARTMENT CONDITIONS (GENERAL)

7. Utilities Conceptual Approval
Utility review has been completed on the preliminary information submitted at the time of 
this application. The review has no implied approvals for water, sewer and storm 
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drainage components of the project. A Utility Extension Agreement will be required for 
review and approval of the utility design for sewer, water and storm. The side sewer 
connection will be reviewed, permitted and inspected under separate multifamily side 
sewer permits. Submittal of the Utility Extension will coincide with future clearing and 
grading permit review. Final civil engineering may require changes to the site layout to 
accommodate the utilities. Preliminary storm drainage review was completed under the 
codes and standards in place at the time of this application. 
Authority: BCC Title 24.02, 24.04, 24.06 
Reviewer: Arturo Chi, Utilities  
TRANSPORTATION DEPARTMENT CONDITIONS (GENERAL)

8. Provisions for Loading
The property owner shall provide an off-street loading space which can access a public 
street.  This must include an off-street location for garbage pick-up, which must be 
acceptable to the garbage hauler. On-street loading and unloading will not be permitted.
Authority: LUC 20.20.590.K.4, BCC 14.60.180
Reviewer:  Ian Nisbet, Transportation
FIRE DEPARTMENT CONDITIONS (GENERAL)

9. Fire Access Roads

The 20’ wide fire department access roads in the complex shall be marked as fire lanes 
in accordance with IFC 503.3 
Authority: IFC 503.3 14.30.060
Reviewer:  Derek Landis, Bellevue Fire
10. Detention Vaults and Pipes

Detention vaults and pipes in the roadway shall be capable of supporting fire apparatus 
with a gross weight of 64,000 lbs. (rear axle=48,000 lbs and  front axle=19,000 lbs) and 
shall support the weight of the ladder truck outrigger which is 45,000 lbs over an 18 inch 
square. A separate “BH” permit will be required to ensure the required loading is met.
Authority: IFC 503.2.3
Reviewer:  Derek Landis, Bellevue Fire
11. Fire Sprinklers

Fire sprinkler determinations per building will be made upon the building plans submittal.  
Authority: IFC 102.5
Reviewer:  Derek Landis, Bellevue Fire

B. PRIOR TO ISSUANCE OF ANY CLEAR AND GRADE PERMIT
The following conditions are imposed to ensure compliance with the relevant decision 
criteria and Code requirements and to mitigate adverse environmental impacts not 
addressed through applicable Code provisions. These conditions must be complied with 
on plans submitted with the Clearing & Grading (GD) or Demolition permit application
LAND USE DIVISION CONDITIONS (GD)
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12. Boundary Line Adjustment
Prior to clearing and grading approval, the applicant shall receive approval of a 
Boundary line Adjustment and provide a recorded copy to the City.  
Authority: Land Use Code 20.20.520 and LUC 20.25B.040
Reviewer: Carol Orr, Land Use
13. Final Landscape Plan and Streetscape Landscaping
a) General:  Final Landscape and Irrigation Plans shall be submitted with the Clearing 

and Grading Permit application for review by Land Use, the Parks Department, and 
the Utilities Department.  See Condition of Approval below regarding the Streetscape 
Irrigation (right-of-way).

b) The applicant shall conduct all work on site adjacent to the retained trees in the 
landscaped buffer on the east property in compliance with the arborist report 
prepared on May 11, 2020. 

c) The applicant shall coordinate the installation of trees, shrubs and groundcover 
plantings in the planting strip in the City right of way with the City of Bellevue Parks 
Department with regard to maintenance, irrigation and distance from street lights. 
Please contact Merryn Hearn at 425-452-4100 or MHearn@bellevuewa.gov to 
discuss coordination. 

d) Note 7 on Landscape Plan L-1 must be corrected to exclude street trees.  Street trees 
shall be mulched uniformly with the rest of the bed as specified in Transportation detail 
SW-130-1.  

Authority: Land Use Code 20.20.520 and LUC 20.25B.040
Reviewer: Carol Orr, Land Use
14. Right of Way Irrigation
a) Any irrigation system for all landscaping within the City right-of-way will be on a 

separate meter and controller which can be accessed 24 hours a day by the City and 
shall remain separate from the on-site systems. The applicant will be required to 
construct the irrigation service line, setter and pay for the meter installation and 
associated connection charges for this meter. The irrigation water meter must be 
revised per City Requirements as the City does not use 5/8” meters.  

b) The irrigation system shall include automatic operations and rain sensors to override 
the automatic cycle if needed. Coordinate the exact location with the Parks 
Department prior to irrigation installation and submit proof that the irrigation design 
for the right-of-way has been approved by the Parks Department prior to building 
permit issuance. If the irrigated area exceeds 500 square feet, then the landscape 
irrigation budgeting section of the Water Code applies. 

c) Drip irrigation will not be allowed in the right-of-way planting strip. Schedule 40 
irrigation pipe is required in the right-of-way and there shall be a minimum 4-inch 
diameter sleeves under all new sidewalks and driveways.

d) A private irrigation service line(s) is required for all on-site landscape areas. The 
Utilities Department is responsible for reviewing all irrigation designs. 

e) Electrical connections for lighting in tree wells or planter strips may be allowed, if 
installed in compliance with the electrical code and subjected to an electrical 
inspection. As-built drawings shall be submitted to the City of Bellevue Parks 
Department and Land Use. Irrigation devices and electrical components shall not 



Milestones Northwest Townhomes 
19-119946-LD
Page 30 of 34

create a tripping hazard in the sidewalk.
f) Parks Department reviewers may be contacted for additional information about 

irrigation and planting work within the Right of Way.  
Mike Hauer (Irrigation) MHauer@bellevuewa.gov  (425) 452-6855 
Tom Kuykendall, TKuykendall@bellevuewa.gov (425) 452-7925; 
Merryn Hearn, MHearn@bellevuewa.gov (425) 452-4100

g) Irrigation shall be designed per the Parks and Community Services Department 
Environmental Best Management Practices and Design Standards. Prior to Clearing 
and Grading Permit approval, the final irrigation plan must be reviewed and approved 
by the City of Bellevue Utilities and Parks Departments.

h) The irrigation details provided under the review of this permit and as approved under 
the Clearing and Grading Permit must be included in all future landscaping plans.  

i) Final Landscape and Irrigation Plans approved under the Clearing and Grading 
Permit shall be included in the Building Permit set(s), but each sheet shall be labeled 
“FOR REFERENCE ONLY – REFER TO CLEARING AND GRADING PERMIT FOR 
APPROVED LANDSCAPE AND IRRIGATION PLANS”.

Authority: BCC 24.02.205, LUC 20.20.520
Reviewer: Carol Orr, Land Use
TRANSPORTATION DEPARTMENT CONDITIONS (GD)

15. Right of Way Use Permit 
Prior to issuance of any construction or clearing and grading permit, the applicant shall 
secure applicable right-of-way use permits from the City’s Transportation Department, 
which may include:
a) Designated truck hauling routes.
b) Truck loading/unloading activities.
c) Location of construction fences.
d) Hours of construction and hauling.
e) Requirements for leasing of right of way or pedestrian easements.
f) Provisions for street sweeping, excavation and construction.
g) Location of construction signing and pedestrian detour routes.
h) All other construction activities as they affect the public street system.
In addition, the applicant shall submit for review and approval a plan for providing 
pedestrian access during construction of this project. Access shall be provided at all 
times during the construction process, except when specific construction activities such 
as shoring, foundation work, and construction of frontage improvements prevent access. 
General materials storage and contractor convenience are not reasons for preventing 
access. 
The applicant shall secure sufficient off-street parking for construction workers before 
the issuance of a clearing and grading, building, a foundation or demolition permit.
Authority: BCC 11.70 & 14.30
Reviewer:  Ian Nisbet, Transportation
16. Civil Engineering Plans & Frontage Improvements 
Civil engineering plans produced by a qualified engineer must be approved by the 
Transportation Department prior to issuance of the clearing and grading permit. The 

mailto:MHauer@bellevuewa.gov
mailto:TKuykendall@bellevuewa.gov
mailto:MHearn@bellevuewa.gov
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design of all street frontage improvements and driveway accesses must be in 
conformance with the requirements of the Americans with Disabilities Act, the 
Transportation Development Code, the provisions of the Transportation Department 
Design Manual, and specific requirements stated elsewhere in this document.  

All relevant standard drawings from the Transportation Department Design Manual shall 
be copied exactly into the final engineering plans.  Requirements for the engineering 
plans include, but are not limited to:
a) Traffic signs and markings.  
b) Curb, gutter, sidewalk, and driveway approach design. The engineering plans shall 

be the controlling document on the design of these features; architectural and 
landscape plans must conform to the engineering plans as needed.

c) Undergrounding of existing overhead utility lines, which should be coordinated with 
adjacent sites. Transformers and utility vaults to serve the building shall be placed 
inside the building or below grade, to the extent feasible.

d) Show the required sight triangles and include any sight obstructions, including those 
off-site. Sight distance triangles must be shown at all driveway locations and must 
consider all fixed objects and mature landscape vegetation. Vertical as well as 
horizontal line of sight must be considered when checking for sight distance.

e) Landings on sloping approaches are not to exceed a 7% slope for a distance of 30 
feet approaching the back edge of sidewalk. Driveway grade must be designed to 
prevent vehicles from bottoming out due to abrupt changes in grade.

f) Location of fixed objects in the sidewalk or near the driveway approach.
g) Trench restoration within any right of way or access easement.
Specific Transportation Conditions and Frontage Improvements:

Bellevue Way SE
a) Installation of a minimum 8-foot-wide concrete sidewalk.
b) Installation of a minimum 5-foot-wide planter strip. The planter strip shall include soil 

preparation, root barrier, street trees, ground cover, and spray irrigation form a 
private metered water source.

c) Installation of new curb and gutter along the street frontage.
d) Installation of a new 26-foot-wide private driveway approach per standard drawing 

SW-170-1.
e) Installation of a minimum 20-foot-wide private street serving the condominium units.
f) Street lighting shall meet City of Bellevue’s standards per BCC 14.60.210. An AGI 

analysis will be required to verify that minimum light levels are met. 
g) Sight distance requirements must be met per BCC 14.60.240 at the driveway onto 

Bellevue Way SE.
h) Underground all overhead utilities into the project.
Construction of all street and street frontage improvements must be completed prior to 
closing the clear and grade permit and right of way use permit for this project. A Design 
Justification Form must be provided to the Transportation Department for any aspect of 
any pedestrian route adjacent to or across any street that cannot feasibly be made to 
comply with ADA standards. Design Justification Forms must be provided prior to 
approval of the clear and grade plans for any deviations from standards that are known 
in advance. Forms provided in advance may need to be updated prior to project 
completion. For any deviations from standards that are not known in advance, Forms 
must be provided prior to project completion.
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Authority: BCC 14.60; Transportation Department Design Manual; 
Americans with Disabilities Act

Reviewer:  Ian Nisbet, Transportation

C. PRIOR TO ISSUANCE OF ANY BUILDING PERMIT

17. Building Materials/Details and Color Samples
The development is subject to the building materials/details and color samples as 
submitted with the Design Review application on 6/15/2020.
Authority: Land Use Code 20.25B.050
Reviewer: Carol Orr, Land Use
18. Mechanical Equipment Location
All mechanical equipment shall be located outside of any required setbacks, and visually 
screened from neighboring properties, adjacent streets, and public sidewalks.  
Mechanical equipment shall not exceed maximum permissible noise levels in BCC 
9.18.030. 
Authority: LUC 20.20.525, BCC 9.18.030 
Reviewer: Carol Orr, Land Use
19. Light and Glare
In order to mitigate potential impacts to adjacent properties, exterior lights shall use cut 
off shields or an equivalent to prevent light and glare spillover.
Authority: Land Use Code 20.20.522
Reviewer: Carol Orr, Land Use
20. Sound Attenuation Measures
Prior to issuance of the building permit, the applicant shall provide information that the 
proposed construction method will result in a maximum Ldn of 40 dBA in sleeping areas 
and 45 dBA in non-sleeping areas.  
Authority: Bellevue City Code 9.18.045B
Reviewer: Carol Orr, Land Use
21. Transportation Impact Fee
Payment of the traffic impact fee will be required at the time of building permit issuance. 
fees are subject to change and the fee schedule in effect at the time of building permit 
issuance will apply.
Authority: BCC 22.16    
Reviewer:  Ian Nisbet, Transportation
22. Building and Site Plans – Transportation
The building grade and elevations shall be consistent with the curb and sidewalk grade 
shown in the approved civil engineering plans.  During construction, city inspectors may 
require additional survey work at any time in order to confirm proper elevations.  Building 
plans, landscaping plans, and architectural site plans must accommodate on-site traffic 
markings and signs and driveway design as specified in the engineering plans.  Building 
plans, landscaping plans, and architectural site plans must comply with vehicle and 
pedestrian sight distance requirements, as shown on the engineering plans.
Authority: BCC 14.60.060; 110; 120; 150; 180; 181; 190; 240; 241 
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Reviewer:  Ian Nisbet, Transportation
23. Existing Easements
Any utility easements contained on this site which are affected by this development must 
be identified.  Any negative impact that this development has on those easements must 
be mitigated or easements relinquished.  
Authority:   BCC 14.60.100
Reviewer:  Ian Nisbet, Transportation
24. Sidewalk/Utility Easements
The applicant shall provide sidewalk and utility easements to the City such that 
sidewalks outside of the City right of way along the property frontage are located within a 
pedestrian easement area.
Authority: BCC 14.60.100
Reviewer:  Ian Nisbet, Transportation

D. PRIOR TO ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY

25. Sound Attenuation Verification 
The applicant shall provide documentation from a qualified sound professional that the 
maximum interior Ldn within sleeping areas will not exceed 40 dBA, and 45 dBA for non-
sleeping areas.  
Authority: Bellevue City Code 9.18.045B
Reviewer: Carol Orr, Land Use
26. Landscape Maintenance and/or Installation Assurance Device
If a Temporary Certificate of Occupancy (TCO) is requested prior to completion of the 
landscape installation, the applicant shall file with Development Services a landscape 
installation assurance device equal to 150% of the cost of labor and materials for any 
landscaping that has not yet been installed.  The assurance device will be released upon 
complete installation, inspection and approval by the land use reviewer for the project 
and execution of the landscape maintenance assurance device.

If landscaping is complete at the time of Certificate of Occupancy (CO), the applicant 
shall file with the Development Services Department/Land Use Division a landscape 
maintenance assurance device for a one-year period in the form of an assignment of 
savings or letter of credit for 20% of the cost of labor and materials for all landscaping on 
the site.
Authority: Land Use Code 20.40.490 
Reviewer: Carol Orr, Land Use
27. Parking Area Markings and Signage  
Parking stalls, crosswalks, and directions of travel shall be marked to be clearly visible 
using paint or other methods approved by the Development Services Director.  . 
Authority:  Land Use Code 20.20.590, 20.25B.050.A.1 
Reviewer:  Carol Orr, Land Use
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28. Street Frontage Improvements and Other Transportation Requirements 
All street frontage improvements and other required transportation elements, including 
street light and traffic signal revisions, must be constructed by the applicant and 
accepted by the Transportation Department inspector. All existing street light and traffic 
signal apparatus affected by this development, including traffic controllers, pedestrian 
signal poles, traffic signal poles, and power sources, must be relocated as necessary. 
Existing overhead lines must be relocated underground. All required improvements must 
be constructed as per the approved plans or as per direction of the Transportation 
Department inspector. Bonding or other types of assurance devices will not be accepted 
in lieu of construction, unless the City requires a delay. 
Authority: BCC 14.60; Comprehensive Plan Policy UT-39; Transportation 
Department Design Manual; and Transportation Department Design Manual Standard 
Drawings.
Reviewer: Ian Nisbet, Transportation
29. Pavement Restoration
Pavement restoration associated with street frontage improvements or to repair 
damaged street surfaces shall be provided as follows:

a) Bellevue Way SE:  Should street cuts prove unavoidable or if the street surface is 
damaged in the construction process, a half-street or full-street (depending on the extent 
of street cuts or damage) grind and overlay will be required for a minimum of 50 feet.
Authority:  BCC 14.60. 250; Design Manual Design Standard #23
Reviewer:  Ian Nisbet, Transportation

LIST OF ATTACHMENTS

A. Plans and Drawings
B. Approval Letter from Republic Services
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PARCEL A:

THE SOUTH 21 FEET OF LOTS 6 AND 23, ALL OF LOTS 7 AND 22, AND THE NORTH 18 FEET OF

LOTS 8 AND 21, BLOCK 14, C.R. MYERS FIRST ADDITION TO MOORLAND, ACCORDING TO THE

PLAT THEREOF RECORDED IN VOLUME 5 OF PLATS, PAGE 5, IN KING COUNTY, WASHINGTON;

EXCEPT THAT PORTION OF LOTS 6, 7 AND 8 LYING WITHIN LAKE WASHINGTON BOULEVARD;

TOGETHER WITH THAT PORTION OF VACATED BOONE AVENUE SOUTHEAST THAT WOULD

ATTACH THERETO BY OPERATION OF LAW, VACATED MAY 26, 1969, UNDER CITY OF

BELLEVUE

ORDINANCE NO. 1355 AND RECORDED UNDER RECORDING NO. 6522932.

PARCEL B:

THE SOUTH 12 FEET OF LOTS 8 AND 21, ALL OF LOTS 19 AND 20, AND THAT PORTION OF

LOTS

9 AND 10, LYING EASTERLY OF LAKE WASHINGTON BOULEVARD, BLOCK 14, C.R. MYERS

FIRST

ADDITION TO MOORLAND, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 5 OF

PLATS, PAGE 5, IN KING COUNTY, WASHINGTON;

EXCEPT THAT PORTION OF THE SOUTH 12 FEET OF LOT 8, LYING WITHIN LAKE WASHINGTON

BOULEVARD;

TOGETHER WITH THAT PORTION OF VACATED BOONE AVENUE SOUTHEAST THAT WOULD

ATTACH THERETO BY OPERATION OF LAW, VACATED MAY 26, 1969, UNDER CITY OF

BELLEVUE

ORDINANCE NO. 1355 AND RECORDED UNDER RECORDING NO. 6522932

TOGETHER WITH AN EASEMENT FOR INGRESS AND EGRESS OVER THAT PORTION OF LOTS

11, 12 AND 13, BLOCK 14, C.R. MYERS' FIRST ADDITION TO MOORLAND, LYING EASTERLY OF

LAKE WASHINGTON BOULEVARD.

PARCEL C:

THAT PORTION OF LOT 8 LYING EASTERLY OF THE EASTERLY MARGIN OF BELLEVUE WAY

S.E.

AND ALL OF LOT 21, BLOCK 14, C.R. MYERS FIRST ADDITION TO MOORLAND, ACCORDING TO

THE PLAT THEREOF RECORDED IN VOLUME 5 OF PLATS, PAGE 5, IN KING COUNTY,

WASHINGTON, DESCRIBED AS FOLLOWS:

LOTS 8 AND 21;

EXCEPT THE NORTHERLY 18 FEET THEREOF; AND

EXCEPT THE SOUTHERLY 12 FEET THEREOF.

(BEING IDENTICAL WITH THAT CERTAIN TRACT OF LAND DESCRIBED IN JUDGMENT AND

DECREE ENTERED JUNE 15, 2005 IN KING COUNTY SUPERIOR COURT CAUSE NO. 04-2-27374-9

SEA, RECORDED UNDER RECORDING NO. 20050719002196.)

SITUATE IN THE CITY OF BELLEVUE, COUNTY OF KING, STATE OF WASHINGTON.
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SHEET

OF 3 SHEETS

IR-1

MILESTONE/BELLWAY CONDO
IRRIGATION SYSTEM POINT OF
CONNECTION.  DOWN STREAM

OF NEW 5 8" WATER METER. MIN.
STATIC PRESSURE 65 PSI

CITY OF BELLEVUE
RIGHT-OF-WAY IRRIGATION

SYSTEM POINT OF CONNECTION
DOWN STREAM OF NEW 5 8"

WATER METER. MIN. STATIC
PRESSURE 65 PSI

EXTEND 2" ROW MAINLINE (AND
CAP) TO PROPERTY LINE FOR
FUTURE EXPANSION.

EXTEND 2" ROW MAINLINE (AND
CAP) TO PROPERTY LINE FOR
FUTURE EXPANSION.

1. PROJECT INCLUDES TWO SEPARATE
IRRIGATION SYSTEM POINTS OF CONNECTION.

2. INSTALL NEW IRRIGATION METER DEDICATED
TO RIGHT-OF-WAY, DCVA BACKFLOW
ASSEMBLY. SEE IRRIGATION SCHEDULE ON
IR-2 FOR ADDITIONAL IRRIGATION SYSTEM
REQUIREMENTS FOR RIGHT-OF-WAY
IRRIGATION SYSTEM.

3. INSTALL NEW IRRIGATION METER DEDICATED
TO THE CONDO DEVELOPMENT. SEE
IRRIGATION SCHEDULE ON IR-2 FOR
ADDITIONAL IRRIGATION REQUIREMENTS FOR
CONDO IRRIGATION.

IRRIGATION SLEEVE -
TYP.

IRRIGATION SLEEVE -
TYP.

IRRIGATION CONTROLLER FOR
CONDOMINIUM DEVELOPMENT.
COORDINATE LOCATION IN THE
FIELD WITH OWNER

IRRIGATION CONTROLLER FOR
CITY OF BELLEVUE

RIGHT-OF-WAY. SEE NOTES ON
IR-2 FOR COORDINATION WITH

THE CITY OF BELLEVUE

D
ra

w
n:

C
:
\
R

a
d

f
o

r
d

_
P

e
r
s
o

n
a
l
l
l
l
l
l
l
\
!
!
C

r
a
m

e
r
L
a
n

d
S
c
a
p

e
P

r
o

j
e
c
t
s
\
N

e
w

P
r
o

j
e
c
t
\
5
.
6
.
2
0
 
f
o

r
 
S
c
o

t
t
\
M

i
l
e
s
t
o

n
e
 
B

e
l
l
W

a
y
_
I
r
r
i
g

a
t
i
o

n
 
P

l
a
n

.
d

w
g

,
 
L
-
1
,
 
5
/
2
6
/
2
0
2
0
 
8
:
2
0
:
1
5
 
A

M
,

A
u

t
o

C
A

D
 
P

D
F
 
(
G

e
n

e
r
a
l
 
D

o
c
u

m
e
n

t
a
t
i
o

n
)
.
p

c
3

AutoCAD SHX Text
BELLEVUE WAY S.E.

AutoCAD SHX Text
ACCESS - COMMON AREA

AutoCAD SHX Text
80

AutoCAD SHX Text
82

AutoCAD SHX Text
84

AutoCAD SHX Text
86

AutoCAD SHX Text
88

AutoCAD SHX Text
90

AutoCAD SHX Text
92

AutoCAD SHX Text
94

AutoCAD SHX Text
96

AutoCAD SHX Text
98

AutoCAD SHX Text
102

AutoCAD SHX Text
100

AutoCAD SHX Text
82

AutoCAD SHX Text
84

AutoCAD SHX Text
86

AutoCAD SHX Text
88

AutoCAD SHX Text
92

AutoCAD SHX Text
90

AutoCAD SHX Text
84

AutoCAD SHX Text
86

AutoCAD SHX Text
88

AutoCAD SHX Text
90

AutoCAD SHX Text
92

AutoCAD SHX Text
94

AutoCAD SHX Text
96

AutoCAD SHX Text
98

AutoCAD SHX Text
98

AutoCAD SHX Text
96

AutoCAD SHX Text
94

AutoCAD SHX Text
96

AutoCAD SHX Text
88

AutoCAD SHX Text
86

AutoCAD SHX Text
84

AutoCAD SHX Text
84

AutoCAD SHX Text
82

AutoCAD SHX Text
84

AutoCAD SHX Text
9

AutoCAD SHX Text
7

AutoCAD SHX Text
8

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
111

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
108

AutoCAD SHX Text
109

AutoCAD SHX Text
110

AutoCAD SHX Text
105

AutoCAD SHX Text
106

AutoCAD SHX Text
107

AutoCAD SHX Text
16

AutoCAD SHX Text
17

AutoCAD SHX Text
18

AutoCAD SHX Text
19

AutoCAD SHX Text
20

AutoCAD SHX Text
10

AutoCAD SHX Text
11

AutoCAD SHX Text
12

AutoCAD SHX Text
101

AutoCAD SHX Text
102

AutoCAD SHX Text
103

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
15

AutoCAD SHX Text
104

AutoCAD SHX Text
21

AutoCAD SHX Text
22

AutoCAD SHX Text
23

AutoCAD SHX Text
25

AutoCAD SHX Text
24

AutoCAD SHX Text
26

AutoCAD SHX Text
27

AutoCAD SHX Text
UNIT C

AutoCAD SHX Text
UNIT E

AutoCAD SHX Text
UNIT A

AutoCAD SHX Text
UNIT B

AutoCAD SHX Text
UNIT D

AutoCAD SHX Text
MAIL

AutoCAD SHX Text
A/C

AutoCAD SHX Text
A/C

AutoCAD SHX Text
A/C

AutoCAD SHX Text
A/C

AutoCAD SHX Text
A/C

AutoCAD SHX Text
POC#1

AutoCAD SHX Text
POC #2

AutoCAD SHX Text
CRAMER DESIGN CONSULTANTS, INC. LANDSCAPE ARCHITECT 1909 242ND STREET SE BOTHELL, WA 98021 425-241-6258 

AutoCAD SHX Text
STATE OF

AutoCAD SHX Text
WASHINGTON

AutoCAD SHX Text
REGISTERED

AutoCAD SHX Text
LANDSCAPE ARCHITECT

AutoCAD SHX Text
CERTIFICATE NO. 634

AutoCAD SHX Text
GAYLE L. CRAMER

AutoCAD SHX Text
MILESTONE NW BELLEVUE WAY 1020 BELLEVUE WAY SE, BELLEVUE WA

AutoCAD SHX Text
GRAPHIC SCALE

AutoCAD SHX Text
-10

AutoCAD SHX Text
0

AutoCAD SHX Text
1 inch = 10 feet

AutoCAD SHX Text
(IN FEET)

AutoCAD SHX Text
5

AutoCAD SHX Text
10

AutoCAD SHX Text
20

AutoCAD SHX Text
IRRIGATION PLAN

AutoCAD SHX Text
SCALE: 1" = 10' - 0"

AutoCAD SHX Text
GENERAL NOTES

AutoCAD SHX Text
5/26/20

AutoCAD SHX Text
SWR



SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY PSI

Rain Bird RWS-M-B-C 22 25
Mini Root Watering System with 4.0" diameter x 18.0" long with
locking grate, semi-rigid mesh tube and Rain Bird 1402 0.5 gpm
bubbler as indicated.  With Check Valve.

SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY

Rain Bird XCZ-100-PRF 2 
Medium Flow Drip Control Kit, 1" DV valve, 1" pressure
regulating filter, 40psi pressure regulator.  3gpm - 15gpm.

Pipe Transition Point in Drip Box 4 
Pipe transition point from PVC lateral to drip tubing with riser in
6" drip box.

Area to Receive Dripline
Rain Bird XFS-06-18 1,284 l.f.
XFS Sub-Surface Pressure Compensating Dripline w/Copper
Shield Technology. 0.6 GPH emitters at 18" O.C. Laterals
spaced at 18" apart, with emitters offset for triangular pattern. UV
Resistant. Specify XF insert fittings.

SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY

Rain Bird ESP-LXD-LXMMSS-LXMMSSPED 1 
8 station 2-wire, exterior stainless steel pedestal. Flow sensing.

Cap for future use 2 
Cap at the mainline or lateral line for future connection to
existing damaged system.

Water Meter 5/8" 1 
COB Right of Way

Point of Connection 1" 1 
Bell-Way Condo

Irrigation Lateral Line: PVC Schedule 40 431.3 l.f.

Irrigation Mainline: PVC Schedule 40 217.0 l.f.

Pipe Sleeve: PVC Schedule 40 87.5 l.f.

C-1

X
X

POC#1

IRRIGATION SCHEDULE BELLEVUE RIGHT-OF-WAY

SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY PSI

Rain Bird RWS-M-B-C 48 25
Mini Root Watering System with 4.0" diameter x 18.0" long with
locking grate, semi-rigid mesh tube and Rain Bird 1402 0.5 gpm
bubbler as indicated.  With Check Valve.

SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY

Rain Bird XCZ-100-PRF 9 
Medium Flow Drip Control Kit, 1" DV valve, 1" pressure
regulating filter, 40psi pressure regulator.  3gpm - 15gpm.

Pipe Transition Point in Drip Box 25 
Pipe transition point from PVC lateral to drip tubing with riser in
6" drip box.

Area to Receive Dripline
Rain Bird XFS-06-18 4,358 l.f.
XFS Sub-Surface Pressure Compensating Dripline w/Copper
Shield Technology. 0.6 GPH emitters at 18" O.C. Laterals
spaced at 18" apart, with emitters offset for triangular pattern. UV
Resistant. Specify XF insert fittings.

Area to Receive Dripline
Rain Bird XFS-09-12 1,075 l.f.
XFS Sub-Surface Pressure Compensating Dripline w/Copper
Shield Technology. 0.9 GPH emitters at 12" O.C. Laterals
spaced at 12" apart, with emitters offset for triangular pattern. UV
Resistant. Specify XF insert fittings.

SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY

Rain Bird PGA Globe 1 
Electric Remote Control Valve, Globe.

Rain Bird ESP-LXD-LXMMSS-LXMMSSPED 1 
8 station 2-wire, exterior stainless steel pedestal. Flow sensing.

Cap for future use 1 
Cap at the mainline or lateral line for future connection to
existing damaged system.

Irrigation Lateral Line: PVC Schedule 40 1,214 l.f.

Irrigation Mainline: PVC Schedule 40 410.5 l.f.

Pipe Sleeve: PVC Schedule 40 219.5 l.f.

C-2

X
X

IRRIGATION SCHEDULE MILESTONE BELL-WAY CONDO

Generated: 2020-05-21 10:19

P.O.C. NUMBER: 01
Water Source Information: COB Right of Way

FLOW AVAILABLE
Point of Connection Size: 2"
Flow Available: 78.62 gpm

PRESSURE AVAILABLE
Static Pressure at POC: 75.00 psi
Pressure Available: 75.00 psi

DESIGN ANALYSIS
Maximum Station Flow: 11.00 gpm
Flow Available at POC: 78.62 gpm
Residual Flow Available: 67.62 gpm

Critical Station: ROW-2
  Design Pressure: 30.00 psi
  Friction Loss: 0.18 psi
  Fittings Loss: 0.02 psi
  Elevation Loss: 0.00 psi
  Loss through Valve: 7.00 psi
Pressure Req. at Critical Station: 37.19 psi
Loss for Fittings: 0.04 psi
Loss for Main Line: 0.39 psi
Loss for POC to Valve Elevation: 0.00 psi
Loss for Backflow: 0.00 psi
Critical Station Pressure at POC: 37.62 psi
Pressure Available: 75.00 psi
Residual Pressure Available: 37.38 psi

CRITICAL ANALYSIS
Generated: 2020-05-21 10:21

P.O.C. NUMBER: 02
Water Source Information: Bell-Way Condo

FLOW AVAILABLE
Point of Connection Size: 1"
Flow Available: 20.24 gpm

PRESSURE AVAILABLE
Static Pressure at POC: 65.00 psi
Pressure Available: 65.00 psi

DESIGN ANALYSIS
Maximum Station Flow: 10.97 gpm
Flow Available at POC: 20.24 gpm
Residual Flow Available: 9.27 gpm

Critical Station: C-4
  Design Pressure: 30.00 psi
  Friction Loss: 0.62 psi
  Fittings Loss: 0.06 psi
  Elevation Loss: 0.00 psi
  Loss through Valve: 9.86 psi
Pressure Req. at Critical Station: 40.54 psi
Loss for Fittings: 0.49 psi
Loss for Main Line: 4.92 psi
Loss for POC to Valve Elevation: 0.00 psi
Loss for Backflow: 0.00 psi
Critical Station Pressure at POC: 45.95 psi
Pressure Available: 65.00 psi
Residual Pressure Available: 19.05 psi

CRITICAL ANALYSIS
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AutoCAD SHX Text
1. CONTRACTOR SHALL CONTACT THE OWNERS REPRESENTATIVE PRIOR TO STARTING WORK. CONTRACTOR SHALL CONTACT THE OWNERS REPRESENTATIVE PRIOR TO STARTING WORK. 2. CONTRACTOR TO VERIFY A MINIMUM 65 PSI STATIC PRESSURE DOWN STREAM OF IRRIGATION POINT OF CONNECTION CONTRACTOR TO VERIFY A MINIMUM 65 PSI STATIC PRESSURE DOWN STREAM OF IRRIGATION POINT OF CONNECTION WATER METER PRIOR TO STARTING WORK.  CONTRACTOR SHALL NOTIFY OWNERS REPRESENTATIVE OF MEASURED STATIC PRESSURE.  3. IRRIGATION SYSTEM DESIGN IS BASED ON A MINIMUM 35 PSI OPERATING PRESSURE FOR DRIP IRRIGATION SYSTEM. IRRIGATION SYSTEM DESIGN IS BASED ON A MINIMUM 35 PSI OPERATING PRESSURE FOR DRIP IRRIGATION SYSTEM. 4. SEE PLANTING PLAN AND IRRIGATION DETAILS AS PART OF THESE CONSTRUCTION DOCUMENTS. SEE PLANTING PLAN AND IRRIGATION DETAILS AS PART OF THESE CONSTRUCTION DOCUMENTS. 5. LANDSCAPE PLANTING SYMBOLS ARE SHOWN SCREENED/LITE LINEWORK UNDER IRRIGATION DESIGN FOR CLARITY. LANDSCAPE PLANTING SYMBOLS ARE SHOWN SCREENED/LITE LINEWORK UNDER IRRIGATION DESIGN FOR CLARITY. 6. PRIOR TO ANY TRENCHING THE CONTRACTOR SHALL ASCERTAIN THE LOCATION OF ALL UNDERGROUND UTILITY LINES. PRIOR TO ANY TRENCHING THE CONTRACTOR SHALL ASCERTAIN THE LOCATION OF ALL UNDERGROUND UTILITY LINES. (CALL DIG ALERT 811). 7. PROTECT EXISTING TREES; ALL TRENCHES UNDER DRIP LINE OF TREES MUST BE HAND DUG. PROTECT EXISTING TREES; ALL TRENCHES UNDER DRIP LINE OF TREES MUST BE HAND DUG. 8. VERIFY CONDITIONS AND NOTIFY LANDSCAPE ARCHITECT OF ANY DISCREPANCIES BEFORE BEGINNING ANY WORK VERIFY CONDITIONS AND NOTIFY LANDSCAPE ARCHITECT OF ANY DISCREPANCIES BEFORE BEGINNING ANY WORK UNDER THIS CONTRACT. 9. CONTRACTOR SHALL PROVIDE STATIC WATER PRESSURE TEST AT THE POINT OF CONNECTION (P.O.C.) FOR CONTRACTOR SHALL PROVIDE STATIC WATER PRESSURE TEST AT THE POINT OF CONNECTION (P.O.C.) FOR LANDSCAPE ARCHITECT'S APPROVAL PRIOR TO ORDERING ANY MATERIALS AND PROVIDE PRESSURE REDUCING VALVE IF REQUIRED. 10. THIS DRAWING DOES NOT SHOW ALL OFFSETS AND FITTINGS REQUIRED FOR A COMPLETE SYSTEM.  THIS DRAWING DOES NOT SHOW ALL OFFSETS AND FITTINGS REQUIRED FOR A COMPLETE SYSTEM.  11. SOME PIPING AND EQUIPMENT SHOWN IN HARDSCAPE AREAS FOR CLARITY.  SOME PIPING AND EQUIPMENT SHOWN IN HARDSCAPE AREAS FOR CLARITY.  12. INSTALLATION OF IRRIGATION SYSTEM UNDER THIS CONTRACT SHALL CONFORM TO ALL LOCAL, CITY AND COUNTY INSTALLATION OF IRRIGATION SYSTEM UNDER THIS CONTRACT SHALL CONFORM TO ALL LOCAL, CITY AND COUNTY CODES. 13. INSTALLATION OF IRRIGATION SYSTEM OF A BACKFLOW ASSEMBLY SHALL BE PER CITY OF BELLEVUE STANDARDS INSTALLATION OF IRRIGATION SYSTEM OF A BACKFLOW ASSEMBLY SHALL BE PER CITY OF BELLEVUE STANDARDS AND MUST BE TESTED BY A CERTIFIED BACKFLOW ASSEMBLY TESTER.  14. LOCATE PIPING IN PLANTING AREAS WHENEVER POSSIBLE. LOCATE PIPING IN PLANTING AREAS WHENEVER POSSIBLE. 15. CONTRACTOR TO CONNECT AUTOMATIC CONTROL VALVE WIRING TO CONTROLLER AND COORDINATE ELECTRICAL CONTRACTOR TO CONNECT AUTOMATIC CONTROL VALVE WIRING TO CONTROLLER AND COORDINATE ELECTRICAL POWER CONNECTION OF CONTROLLER TO POWER SOURCE WITH OWNER'S REPRESENTATIVE. 16. IRRIGATION CONTROL SYSTEM IS DESIGNED FOR A TWO WIRE SYSTEM WITH PULSE DECODERS.  PROVIDE AN IRRIGATION CONTROL SYSTEM IS DESIGNED FOR A TWO WIRE SYSTEM WITH PULSE DECODERS.  PROVIDE AN ADDITIONAL 2 SPARE CONTROL WIRES WHICH RUN TO ALL CONTROL VALVES. INSTALL CONTROLLER AND DECODER IN ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS.  17. PLACE VALVES IN VALVE BOXES AS PER DETAIL. LOCATE VALVES, INCLUDING QUICK COUPLER VALVES, IN PLACE VALVES IN VALVE BOXES AS PER DETAIL. LOCATE VALVES, INCLUDING QUICK COUPLER VALVES, IN SHRUB/GROUND COVER PLANTING AREAS WHENEVER POSSIBLE. 16. ALL PRESSURE & LATERAL LINES UNDER PAVING SHALL BE SLEEVED. NOT ALL SLEEVES ARE SHOWN ON DRAWINGS.  ALL PRESSURE & LATERAL LINES UNDER PAVING SHALL BE SLEEVED. NOT ALL SLEEVES ARE SHOWN ON DRAWINGS.  SLEEVE PIPE SHALL BE OF ADEQUATE SIZE (MINIMUM 4" DIA FOR MAINLINE, AND 2X PIPE DIA FOR LATERALS) TO ACCOMMODATE THE NECESSARY PRESSURE & LATERAL LINE PIPE AND ALL CONTROL WIRES.  SLEEVES UNDER ROADWAYS SHALL BE PLACED WITH A MINIMUM 36" DEPTH OF COVER, OTHER SLEEVES SHALL HAVE 18"-24" DEPTH OF COVER.

AutoCAD SHX Text
CITY OF BELLEVUE RIGHT OF WAY IRRIGATION SYSTEM NOTES

AutoCAD SHX Text
1. EXISTING CITY OF BELLEVUE LANDSCAPING AND EXISTING CITY OF BELLEVUE LANDSCAPING AND IRRIGATION IS PRESENT IN PROJECT AREA. IRRIGATION SYSTEMS ARE NOT INCLUDED IN 811 LOCATES. CONTACT CITY OF BELLEVUE PARKS STAFF BEFORE STARTING WORK IN THESE AREAS (MICHAEL HAUER 425-452-6855) SO WE CAN MARK HEADS AND LINES FOR PROTECTION, TO COORDINATE LANDSCAPE RESTORATION, ENSURE IMPACTS TO OFF-SITE LANDSCAPES FED BY THE IRRIGATION SYSTEM ARE MINIMIZED, DETERMINE ANY TREE PROTECTION NEEDS, AND BACKFILL SOIL IS INSTALLED PER PARKS STANDARDS. PROTECT ALL EXISTING LATERAL LINES, MAIN LINES, SLEEVING, WIRING AND COMPONENTS UNTIL INSPECTION BY CITY STAFF BEFORE MOVING FORWARD WITH PLANNED MODIFICATIONS. DAMAGE IS TO BE REPORTED IMMEDIATELY TO THE CONSTRUCTION INSPECTOR FOR THE PROJECT. 2. CONTRACTOR TO VERIFY A MINIMUM 65 PSI STATIC CONTRACTOR TO VERIFY A MINIMUM 65 PSI STATIC PRESSURE DOWN STREAM OF IRRIGATION POINT OF CONNECTION WATER METER PRIOR TO STARTING WORK.  CONTRACTOR SHALL NOTIFY OWNERS REPRESENTATIVE OF MEASURED STATIC PRESSURE.  3. IRRIGATION SYSTEM DESIGN IS BASED ON A MINIMUM IRRIGATION SYSTEM DESIGN IS BASED ON A MINIMUM 30 PSI OPERATING PRESSURE FOR DRIP IRRIGATION.   4. ALL PIPING IN THE ROW SHALL BE SCHEDULE 40, ALL ALL PIPING IN THE ROW SHALL BE SCHEDULE 40, ALL IRRIGATION SLEEVES UNDER DRIVEWAYS SHALL BE 6" , IRRIGATION SLEEVES UNDER SIDEWALKS SHALL BE 4" 5. ALL IRRIGATION WIRES IN THE ROW SHALL BE IN ALL IRRIGATION WIRES IN THE ROW SHALL BE IN CONDUIT 6. ALL IRRIGATION EQUIPMENT WITHIN THE ROW SHALL ALL IRRIGATION EQUIPMENT WITHIN THE ROW SHALL BE PER CITY OF BELLEVUE STANDARD DETAILS.  REFER TO 2016 ENVIRONMENTAL BEST MANAGEMENT PRACTICES MANUAL: https://bellevuewa.gov/sites/default/files/media/pdf_document/2016-environmental-best-mgmt-practices-manual.pdf 7. CONTRACTOR TO CONNECT AUTOMATIC CONTROL CONTRACTOR TO CONNECT AUTOMATIC CONTROL VALVE WIRING TO CONTROLLER AND COORDINATE ELECTRICAL POWER CONNECTION OF CONTROLLER TO POWER SOURCE WITH OWNER'S REPRESENTATIVE. 8. IRRIGATION CONTROL SYSTEM IS DESIGNED FOR A IRRIGATION CONTROL SYSTEM IS DESIGNED FOR A TWO WIRE SYSTEM WITH PULSE DECODERS.  PROVIDE AN ADDITIONAL 2 SPARE CONTROL WIRES WHICH RUN TO ALL CONTROL VALVES. INSTALL CONTROLLER AND DECODER IN ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS.  9. PLACE VALVES IN VALVE BOXES AS PER DETAIL. PLACE VALVES IN VALVE BOXES AS PER DETAIL. LOCATE VALVES, INCLUDING QUICK COUPLER VALVES, IN SHRUB/GROUND COVER PLANTING AREAS WHENEVER POSSIBLE.
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FINISH GRADE

TOPSOIL FREE OF ROCK

SAND (OR APPROVED
BACKFILL MATERIAL)

PVC LATERAL LINE

SUBGRADE
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IRRIGATION PIPE TRENCHES1

BRACE PLAN VIEW

FINISH GRADE

SCH 40 PVC MAINLINENOTE:

1. USE TEFLON TAPE ON ALL THREADED FITTINGS.

3" OF < 1 1/2" WASHED ROCK OVER
GEOTEXTILE FABRIC

1'-6" LONG 1" SCH 80 PVC

1/4"  GALV THREADED U-BOLT W/
NUTS & WASHERS (TYP) 12" (MIN) VALVE BOX

W/ LOCKING  LID (SEE
SPECS)

BRASS QUICK COUPLER
VALVE (SEE  SPECS)

PREFABRICATED SWING JOINTS.

1
'
-
0
"

(
T

Y
P

)

2
'
-
0
"

M
I
N

QUICK COUPLER VALVE2

NOTE:

1. USE TEFLON TAPE ON ALL THREADED FITTINGS.

PVC SCH 80 ADAPTER
PVC SCH 80 ADAPTER

FINISH GRADE

EXTENSIONS (AS REQUIRED)

LINE SIZE GATE VALVE (2" AND SMALLER HAVE A CAST
OPERATING WHEEL HANDLE, 2" AND LARGER SHALL
HAVE A  2" SQUARE OPERATOR, SEE SPEC)

10" (MIN) VALVE BOX W/
LOCKING LID (SEE SPECS)

2
'
-
0

"
 
M

I
N

SCH 40 SCH 40

PVC

3" OF 1 1/2" WASHED ROCK

SCH 40 SCH 40

PVC

1
 
1

/
2

"

MAINLINE

MAINLINE GATE VALVE3
1
8
"
 
(
T

Y
P

)

-

ZONES

TYPICAL LINE SPACING

END

FEED

TECHLINE RW

TO PIPELINE

1
DETAIL

NOTES:

1. DRIP ZONES OF UP TO 5000 SQ.FT  SHALL HAVE A MINIMUM

(1) AUTOMATIC  FLUSH VALVE AND (1) AIR RELIEF VALVE.

2. DRIP ZONES OF UP TO 5000 SQ.FT  SHALL HAVE A MINIMUM

(2) AUTOMATIC FLUSH VALVES.

3. LOCATE AIR RELIEF VALVES AT HIGHEST POINT IN A ZONE.

AF

DRIP IRRIGATION ZONE5

1
2

3

4
5

6

7

8

9

10

11

12

13

14

15

16

17

18

FINISH GRADE

3
"

NOTES:

1. CUT "U" SHAPED NOTCHES IN BOTH SIDES OF VALVE BOX THAT

ALLOW 2" MIN CLEARANCE FROM TOP OF PIPE TO TOP OF

CUT-OUT. USE TEFLON TAPE ON ALL THREADED FITTINGS.

2. SEE IRRIGATION LEGEND FOR VALVE TYPE AND CONFIGURATION

NOTES.

19

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

DRIP IRRIGATION CONTROL VALVE ASSEMBLY6

SCH. 80 PVC STREET ELL  3/4" W/ 6" PVC PIPE  W/
HOLES DRILLED  FOR DRAIN LINE

(4) SCH. 80 PVC ELLS  W/ PVC NIPPLES  IN BETWEEN -
3/4"

SCH. 80 PVC ELL OR  TEE W/ REDUCER

 MAIN LINE

3/4" MANUAL DRAIN VALVE  W/ LONG KEY FOR
OPERATION

EXTENSIONS (AS REQUIRED)

10" ROUND VALVE BOX W/ LOCKING LID (SEE SPECS.)

FINISH GRADE

OUTFALL PIPE TO  DRAINAGE STRUCTURE  OR WATER
COURSE

1/2 CUBIC YARD OF  GRAVEL W/ GEOTEXTILE FABRIC
UNDERNEATH

MANUAL DRAIN VALVE7 POINT OF CONNECTION SCHMATIC-DCVA

NOTES:

1. ALL COMPONENTS OF SCHEMATIC POINT OF CONNECTION SHALL BE

INSTALLED PER PROJECT SPECIFICATIONS AND DETAILS.

2. SIZE OF VALVES AND FITTINGS SHALL MATCH THE MAINLINE SIZE UNLESS

NOTED OTHERWISE.

3. INSTALLATION AND TESTING OF DCVA AND ANY POTABLE WATER

COMPONENTS SHALL BE COMPLETED BY A LICENSED PLUMBER.

4. BACKFLOW PREVENTION DEVICE INSTALLATIONS REQUIRE INSPECTION

AND CERTIFICATION BY INSPECTION SERVICE AND SHALL MEET

REQUIREMENTS OF LOCAL JURISDICTION.

DCVA

M  V

QC

G   V

TO CONTROL VALVES

G   V

IRRIGATION SCH 40 MAINLINE

KENNEDY, 4561RW - BRONZE GATE

VALVE, IN STANDARD IRRIGATION

VAVLE BOX. (LINE SIZE)

5X PIPE I.D. MIN. CLEARANCE REQUIRED

TO FIRST JOINT OR FITTING

1" QUICK COUPLER VALVE IN 10" DIA

ROUND BOX FOR WINTERIZING

SYSTEM

SUPERIOR MODEL 3100 (NORMALY

OPEN) MASTER VALVE IN VALVE

BOX

COPPER PIPE FROM DCVA TO

MASTER VALVE

DOH APPROVED DOUBLE CHECK

VALVE BACK FLOW ASSEMBLY

HOT BOX ENCLOSURE: SIZED TO ALLOW FOR 6"

CLEARANCE AT END, AND BELOW EQUIPMENT. INSTALL

PER MANUFACTURERS RECOMMENDATIONS.

 COPPER PIPE FROM GATE VALVE

TO BACKFLOW DEVICE

 KENNEDY BRONZE GATE VALVE IN

STANDARD IRRIGATION VALVE BOX.

COPPER PIPE FROM WATER
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DRAWINGS)

EXISTING WATER MAIN/METER SEE
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To: Architectural Innovations, P.S.  

14311 SE 16th St. 

Bellevue, WA 98007  

 

Let this notice service as approval for solid waste collection access for your proposed building 

site in the City of Bellevue.  

 

Based upon our review of the site plans1 you submitted on March 12th, 2020 for the property 

known as: Bell-Way Condominium at 1020 & 1026 Bellevue Way SE, Bellevue, WA 98004 and 

proposed development at that location, we have determined the following: 

 

Provided that there are no material changes to the site, site development, site conditions, site 

access or enclosure size, locations or conditions and the recommended height and service 

access is met, the proposal is adequate for safe and regular solid waste services aligned to the 

requirements of the City of Bellevue’s current solid waste collection contract.2 

 

This approval is provided as informal assistance and is not intended to be viewed as 

professional design assistance or as a substitute for architectural, design or construction 

expertise and is intended only to provide practical input from a solid waste collection provider 

regarding the collecting and transport access for processing those materials from the site. 

 

Thank you, if you have any questions please contact Republic Services.   

 

Sincerely, 

 

Abby Hart, Republic Services            In partnership with the City of Bellevue  

Operations Supervisor            Development Services 

AHart3@republicservices.com       

 
   
 

                                                        
1 Attached as submitted for tracking reference 
2 This approval does not guarantee service if material changes in construction or by future owners and occupants occurs outside 

the scope of these plans as drafted. Please resubmit if substantive changes occur before construction completion and future 

occupancy occur. 

1600 127th Ave NE, Bellevue WA 98005 

o 425 452 4762  RepublicBellevue.com 
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PARCEL A:

THE SOUTH 21 FEET OF LOTS 6 AND 23, ALL OF LOTS 7 AND 22, AND THE NORTH 18 FEET OF

LOTS 8 AND 21, BLOCK 14, C.R. MYERS FIRST ADDITION TO MOORLAND, ACCORDING TO THE

PLAT THEREOF RECORDED IN VOLUME 5 OF PLATS, PAGE 5, IN KING COUNTY, WASHINGTON;

EXCEPT THAT PORTION OF LOTS 6, 7 AND 8 LYING WITHIN LAKE WASHINGTON BOULEVARD;

TOGETHER WITH THAT PORTION OF VACATED BOONE AVENUE SOUTHEAST THAT WOULD

ATTACH THERETO BY OPERATION OF LAW, VACATED MAY 26, 1969, UNDER CITY OF

BELLEVUE

ORDINANCE NO. 1355 AND RECORDED UNDER RECORDING NO. 6522932.

PARCEL B:

THE SOUTH 12 FEET OF LOTS 8 AND 21, ALL OF LOTS 19 AND 20, AND THAT PORTION OF

LOTS

9 AND 10, LYING EASTERLY OF LAKE WASHINGTON BOULEVARD, BLOCK 14, C.R. MYERS

FIRST

ADDITION TO MOORLAND, ACCORDING TO THE PLAT THEREOF RECORDED IN VOLUME 5 OF

PLATS, PAGE 5, IN KING COUNTY, WASHINGTON;

EXCEPT THAT PORTION OF THE SOUTH 12 FEET OF LOT 8, LYING WITHIN LAKE WASHINGTON

BOULEVARD;

TOGETHER WITH THAT PORTION OF VACATED BOONE AVENUE SOUTHEAST THAT WOULD

ATTACH THERETO BY OPERATION OF LAW, VACATED MAY 26, 1969, UNDER CITY OF

BELLEVUE

ORDINANCE NO. 1355 AND RECORDED UNDER RECORDING NO. 6522932

TOGETHER WITH AN EASEMENT FOR INGRESS AND EGRESS OVER THAT PORTION OF LOTS

11, 12 AND 13, BLOCK 14, C.R. MYERS' FIRST ADDITION TO MOORLAND, LYING EASTERLY OF

LAKE WASHINGTON BOULEVARD.

PARCEL C:

THAT PORTION OF LOT 8 LYING EASTERLY OF THE EASTERLY MARGIN OF BELLEVUE WAY

S.E.

AND ALL OF LOT 21, BLOCK 14, C.R. MYERS FIRST ADDITION TO MOORLAND, ACCORDING TO

THE PLAT THEREOF RECORDED IN VOLUME 5 OF PLATS, PAGE 5, IN KING COUNTY,

WASHINGTON, DESCRIBED AS FOLLOWS:

LOTS 8 AND 21;

EXCEPT THE NORTHERLY 18 FEET THEREOF; AND

EXCEPT THE SOUTHERLY 12 FEET THEREOF.

(BEING IDENTICAL WITH THAT CERTAIN TRACT OF LAND DESCRIBED IN JUDGMENT AND

DECREE ENTERED JUNE 15, 2005 IN KING COUNTY SUPERIOR COURT CAUSE NO. 04-2-27374-9

SEA, RECORDED UNDER RECORDING NO. 20050719002196.)

SITUATE IN THE CITY OF BELLEVUE, COUNTY OF KING, STATE OF WASHINGTON.
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